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1. INTRODUCTION

1.1 TYPE AND PURPOSE OF THE EIR

The 570 Crespi Drive Project Environmental Impact Report (EIR) has been prepared in
accordance with the California Environmental Quality Act (CEQA) of 1970, Public Resource Code
(PRC) Sections 21000-21189, as amended, and the Guidelines for Implementation of the
California Environmental Quality Act, California Code of Regulations (CCR) Title 14, Sections
15000-15387 (CEQA Guidelines). The City of Pacifica is the lead agency for the environmental
review of the 570 Crespi Drive Project (proposed project) evaluated herein and has the principal
responsibility for approving the project. As required by Section 15121 of the CEQA Guidelines,
this EIR will (a) inform public agency decision-makers, and the public generally, of the
environmental consequences of approving the proposed project, (b) identify possible ways to
minimize the significant adverse environmental effects, and (c) describe reasonable and feasible
project alternatives which reduce environmental effects. The lead agency is required to consider
the information in the EIR along with any other available information in deciding whether to
approve the application. The basic requirements for an EIR include discussions of the
environmental setting, environmental impacts, mitigation measures, alternatives, growth inducing
impacts, and cumulative impacts.

As provided in the CEQA Guidelines Section 15021, public agencies are charged with the duty to
avoid or minimize environmental damage where feasible. The public agency has an obligation to
balance a variety of public objectives, including economic, environmental, and social issues.
CEQA requires the preparation of an EIR prior to approving any project that may have a significant
effect on the environment. For the purposes of CEQA, the term “project” refers to the whole of an
action, which has the potential for resulting in a direct physical change or a reasonably
foreseeable indirect physical change in the environment (CEQA Guidelines Section 15378[a]).
With respect to the proposed project, the City has determined that the proposed mixed-use project
is a project within the definition of CEQA, which has the potential for resulting in significant
environmental effects.

The CEQA Guidelines identify several types of EIRs, each applicable to different project
circumstances. This EIR has been prepared as a project-level EIR pursuant to CEQA Guidelines
Section 15161, which is an analysis that examines the environmental impacts of a specific
development project. A project-level EIR focuses primarily on the changes in the environment that
would result from the development of the project, and examines all phases of the project including
planning, construction, and operation.

1.2 KNOWN RESPONSIBLE AND TRUSTEE AGENCIES

“‘Responsible agency” means a public agency that proposes to carry out or approve a project for
which a lead agency is preparing or has prepared an EIR or Negative Declaration. For the purpose
of CEQA, the term responsible agency includes all California public agencies other than the lead
agency that have discretionary approval power over the project or an aspect of the project. The
San Francisco Regional Water Quality Control Board (RWQCB) and Bay Area Air Quality
Management District (BAAQMD) are identified as potential responsible agencies.

y Chapter 1 - Introduction
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“Trustee agency” means a State agency having jurisdiction by law over natural resources affected
by a project, which are held in trust for the people of the State of California. The only known
possible trustee agency for the project is the California Department of Fish and Wildlife (CDFW).

Although not subject to California law, and, thus, outside the definitions of responsible agency or
trustee agency, the U.S. Army Corps of Engineers (USACE), U.S. Fish and Wildlife Service
(USFWS), and Federal Emergency Management Agency (FEMA) may also be called upon to
grant approvals under federal law necessary for the development of the proposed project. The
above agencies do not have duties under CEQA, but, rather, are governed by a variety of federal
statutes, such as the Clean Water Act, which governs the dredging and filling of waters of the
U.S. (e.g., wetlands), and the federal Endangered Species Act, which requires USACE to consult
with the USFWS as part of the review process for any wetland or fill permits that may be required.

1.3 PROJECT SUMMARY

A summary of the project location, description, and approvals is provided below. Please refer to
Chapter 3, Project Description, of this EIR for a detailed description of the proposed project and
entitlements, as well as a full list of the project objectives.

Project Location
The proposed project would include development on a 1.68-acre project site comprised of two

parcels in the City of Pacifica, California. Parcel 1 is located at 570 Crespi Drive (Assessor’s
Parcel Number [APN] 022-162-310) and is designated Mixed Use Center in the City of Pacifica
General Plan 2040. Parcel 2 is located on a portion of APN 022-162-420 located at 540 Crespi
Drive. The northern portion of Parcel 2 is designated Public and Semi Public, while the southern
half is designated Park. Both sites are zoned Controlled Manufacturing District (M-1). Surrounding
land uses include the Pacifica Community Center, Pacifica Skatepark, and State Route (SR) 1 to
the west; commercial businesses and Ocean View Senior Apartments to the north, across Crespi
Drive; the Cabrillo Elementary School and commercial businesses to the east; and single-family
residences to the south.

Project Description
The proposed project would include a two-story mixed-use building (Building A) and two three-

story residential buildings (Buildings B and C). The project would also include a condominium
subdivision to create one commercial condominium and 19 residential condominiums. Building A
would consist of 3,165-square feet (sf) of commercial space on the ground floor and three
residential units totaling 3,692 sf on the second floor for a total building square footage of 6,857
sf. Building B would consist of seven townhomes totaling 16,196 sf, and Building C would consist
of nine townhomes totaling 20,643 sf, for a project-wide total of 19 units. All three buildings would
be constructed on the northernmost half of the site, while the southernmost half of the site would
remain undisturbed. A portion of the units would be ownership Below Market Rate (BMR) units
pursuant to the City’s Inclusionary Ordinance. In addition, the project would involve off-site
improvements, including removal of two trees and construction of a new driveway associated
parking spaces north of the existing Pacifica Community Center located at 540 Crespi Drive.

The proposed project would require approval of a General Plan Amendment, Rezone, Zoning
Text Amendment, Use Permit, Site Development Permit, Development Agreement, Parking
Exception, Sign Permit, Tree Permit, Tentative Subdivision Map, Lot Merger and/or Lot Line
Adjustment (LLA). The Development Agreement, among other things, would require the proposed

y Chapter 1 - Introduction
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project to provide affordable units, and construct a driveway and 17 parking spaces at the adjacent
Community Center.

1.4 EIR PROCESS

Pursuant to CEQA Guidelines Section 15063, following preliminary review, the Lead Agency shall
conduct an Initial Study to determine if the project may have a significant effect on the
environment. If the Lead Agency can determine that an EIR will clearly be required for the project,
an Initial Study is not required but may still be desirable. The purpose of an Initial Study includes,
but is not limited to, providing the Lead Agency with information to use as the basis for deciding
whether to prepare an EIR. Furthermore, an Initial Study may assist in the preparation of an EIR
(if one is required) by focusing the EIR on the effects determined to be potentially significant.
(CEQA Guidelines Section 15063(c)(3)(A)). Impacts identified as potentially significant in the
Initial Study prepared for the proposed project, have focused the content of this EIR, are
discussed in further detail below, under Section 1.5, Scope of the EIR.

Once the decision is made to prepare an EIR, the lead agency sends a Notice of Preparation
(NOP) to appropriate government agencies and, when required, to the State Clearinghouse
(SCH) in the Office of Land Use and Climate Innovation (LCI), which will ensure that responsible
and trustee State agencies reply within the required time. The SCH assigns an identification
number to the project, which then becomes the identification number for all subsequent
environmental documents on the project. Commenting agencies have 30 days to respond to the
NOP and provide information regarding alternatives and mitigation measures they wish to have
explored in the Draft EIR and to provide notification regarding whether the agency will be a
responsible agency or a trustee agency for the project.

Upon completion of the Draft EIR and prior to circulation to State and local agencies and
interested members of the public, a notice of completion is filed with the SCH and a public notice
of availability is published to inform interested parties that a Draft EIR is available for agency and
public review. In addition, the notice provides information regarding the location where copies of
the Draft EIR are available for public review and any public meetings or hearings that are
scheduled. The Draft EIR is circulated for a minimum period of 45 days, during which time
reviewers may submit comments on the document to the lead agency. The lead agency must
respond to comments in writing. If significant new information, as defined in CEQA Guidelines
Section 15088.5, is added to an EIR after public notice of availability is given, but before
certification of the EIR, the revised EIR or affected chapters must be recirculated for an additional
public review period with related comments and responses.

A Final EIR will be prepared, containing public comments on the Draft EIR and written responses
to those comments, as well as a list of changes to the Draft EIR text necessitated by public
comments, as warranted. Before approving a project, the lead agency shall certify that the EIR
(consisting of the Draft EIR and Final EIR) has been completed in compliance with CEQA, and
that the EIR has been presented to the decision-making body of the lead agency, which has
reviewed and considered the EIR. The lead agency shall also certify that the EIR reflects the lead
agency’s independent judgment and analysis.

Pursuant to CCR Title 14, Section 15091, a public agency shall not approve or carry out a project
for which an EIR has been certified which identifies one or more significant environmental effects
of the project unless the public agency makes one or more written findings for each of those
significant effects, accompanied by a brief explanation of the rationale for each finding. The

y Chapter 1 - Introduction
[ @ Page 1-3



Draft EIR
570 Crespi Drive Project
April 2025

findings prepared by the lead agency must be based on substantial evidence in the administrative
record and must include an explanation that bridges the gap between evidence in the record and
the conclusions required by CEQA. If the decision-making body elects to proceed with a project
that would have unavoidable significant impacts, then a Statement of Overriding Considerations
explaining the decision to balance the benefits of the project against unavoidable environmental
impacts must be prepared.

1.5 SCOPE OF THE EIR

Pursuant to the CEQA Guidelines, the scope of this EIR addresses specific issues and concerns
identified as potentially significant in the Initial Study prepared for the proposed project (see
Appendix A). Accordingly, the sections of the CEQA Guidelines Appendix G Checklist identified
for study in this EIR include the following:

e Biological Resources;
e Greenhouse Gas Emissions; and
e Transportation.

The evaluation of effects is presented on a resource-by-resource basis in Chapters 4.1 through
4.3 of the EIR. Each chapter is divided into the following four sections: Introduction, Existing
Environmental Setting, Regulatory Context, and Impacts and Mitigation Measures. Impacts that
are determined to be significant in Chapters 4.1 through 4.3, and for which feasible mitigation
measures are not available to reduce those impacts to a less-than-significant level, are identified
as significant and unavoidable. Chapter 5 of the EIR presents a discussion of growth-inducing
impacts, summary of cumulative impacts, significant irreversible environmental changes, and
significant and unavoidable impacts associated with the project. Alternatives to the proposed
project are discussed in Chapter 6 of the EIR.

1.6 DEFINITION OF BASELINE

According to CEQA Guidelines Section 15125, an EIR must include a description of the existing
physical environmental conditions in the vicinity of the project to provide the “baseline physical
conditions” against which project-related changes could be compared. In addition, CEQA
Guidelines Section 15126.2(a) states that an EIR shall identify and focus on the significant
environmental effects of the proposed project. The CEQA Guidelines, Section 15126.2(a), states:

An EIR shall identify and focus on the significant environmental effects of the proposed
project. In assessing the impact of a proposed project on the environment, the lead agency
should normally limit its examination to changes in the existing physical conditions in the
affected area as they exist at the time the notice of preparation is published, or where no
notice of preparation is published, at the time environmental analysis is commenced.

Normally, the baseline condition is the physical condition that exists when the NOP is published.
The NOP for the proposed project was published on October 4, 2024. Therefore, conditions
existing at that time are considered to be the baseline against which changes that would result
from the proposed project are evaluated. Impacts could include both direct and indirect physical
changes to the baseline condition. The baseline condition for the project site is described in
Chapter 3, Project Description, of this EIR. The baseline conditions pertaining to each resource
area are described in the “Existing Environmental Setting” section of the respective chapters of
this EIR.

y Chapter 1 - Introduction
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1.7 NOTICE OF PREPARATION AND SCOPING

In accordance with CEQA Guidelines Section 15082, an NOP as well as an attached Initial Study
(see Appendix A), was circulated to the public, local, State and federal agencies, and other known
interested parties for a 30-day public and agency review period from October 4, 2024 to November
4, 2024. The purpose of the NOP was to provide notification that an EIR for the proposed project
was being prepared and to solicit public input on the scope and content of the document.

In addition, pursuant to CEQA Guidelines Section 15082, the City held an NOP scoping meeting
during the public review period on October 22, 2024, for the purpose of receiving comments on
the scope of the environmental analysis to be prepared for the proposed project. Agencies and
members of the public were invited to attend and provide input on the scope of the EIR. Verbal
comments were not received. A total of two comment letters were received during the NOP public
review period. The comment letters are provided as Appendix B to this EIR. All comments were
taken into consideration during the preparation of this Draft EIR, and a summary of the NOP
comments received is provided in Section 1.8 below.

1.8 COMMENTS RECEIVED ON THE NOTICE OF PREPARATION

As noted above, the City received two comment letters during the public review period. A copy of
each letter is provided in Appendix B of this EIR. The comment letters received during the NOP
public review period were authored by representatives of the following public agencies:

e California Department of Fish and Wildlife; and
e California Department of Transportation.

The following list, categorized by issue, summarizes the environmental concerns brought forth in
the comment letters received on the scope of the EIR.

Biological Resources Concerns related to:

(Chapter 4.1) e Impacts to special-status plant and animal species

e Impacts to environmentally sensitive habitat areas (ESHAS);

e Mitigations for temporary disturbances to plant and wildlife
species related to noise, lighting, reflection, air pollution, traffic,
or human presence will be mitigated;

e Obstruction of movement corridors and access to core habitat
features;

o Effects of proposed tree removal on nesting birds; and

o Impacts to wetland habitat.

Transportation Concerns related to:
(Chapter 4.3) e The potential need for encroachment permits; and
e Project access points’ conformity with the American Disabilities
Act (ADA).
Initial Study e The loss of open space and agricultural land;
(Appendix A) e Changes to the site’s volume of runoff resulting from the

increases in impervious surfaces;

e Impacts to downstream creeks and reservoirs; and

e Potential adverse effects of construction and operation of the
project on water quality.

All of the foregoing concerns are addressed in this EIR and Initial Study, in the relevant sections
identified in the first column of the table above.

Chapter 1 - Introduction
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1.9 DRAFT EIR AND PUBLIC REVIEW

This Draft EIR is being circulated for public review and comment for a period of 45 days. During
this period, the general public, organizations, and agencies can submit comments to the Lead
Agency on the Draft EIR's accuracy and completeness. Release of the Draft EIR marks the
beginning of a 45-day public review period pursuant to CEQA Guidelines Section 15105.

The public can review the Draft EIR at the City’s website at:

https://www.cityofpacifica.org/departments/community-development/planning-division/environmental-
documents

or at the following address during normal business hours:

City of Pacifica, Planning Division
1800 Francisco Boulevard
Pacifica, CA 94044

All comments or questions regarding the Draft EIR should be addressed to:

Brianne Harkousha, Deputy Director of Community Development
City of Pacifica, Planning Division

170 Santa Maria Avenue

Pacifica, CA 94044

(650) 738-7341

publiccomment@pacifica.gov

1.10 ORGANIZATION OF THE DRAFT EIR
The EIR is organized into the following sections:

Chapter 1 - Introduction

Provides an introduction and overview describing the intended use of the Draft EIR and the review
and certification process, as well as summaries of the chapters included in the Draft EIR, and the
issues and concerns received from the public and public agencies during the NOP review period.

Chapter 2 - Executive Summary

Summarizes the elements of the project and the environmental impacts that would result from
implementation of the proposed project, describes proposed mitigation measures, and indicates
the level of significance of impacts after mitigation. In addition, the Executive Summary includes
a summary of the project alternatives and areas of known controversy.

Chapter 3 - Project Description
Provides a detailed description of the proposed project, including the project’'s location,
background information, objectives, and technical characteristics.

Chapter 4 - Environmental Setting, Impacts, and Mitigation

Contains project-specific and cumulative analysis of environmental issue areas associated with
the proposed project. The section for each environmental issue contains an introduction and
description of the setting of the project site pertaining to that environmental issue area, identifies
impacts, and recommends appropriate mitigation measures.

: Chapter 1 - Introduction
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Chapter 5 - Statutorily Required Sections

Provides discussions required by CEQA regarding impacts that would result from the proposed
project, including a summary of cumulative impacts, potential growth-inducing impacts, significant
and unavoidable impacts, and significant irreversible changes to the environment.

Chapter 6 — Alternatives Analysis

Describes and evaluates the alternatives to the proposed project. It should be noted that the
alternatives will be analyzed at a level of detail less than that of the proposed project; however,
the analyses will include sufficient detail to allow for a meaningful comparison of impacts.

Chapter 7 - EIR Authors and Persons Consulted
Lists EIR and technical report authors who provided technical assistance in the preparation and
review of the EIR.

Chapter 8 — References
Provides bibliographic information for all references and resources cited.

Appendices

The appendices include the NOP and Initial Study, comments received during the NOP comment
period, and technical reports prepared for the proposed project.

: Chapter 1 - Introduction
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2. EXECUTIVE SUMMARY

2.1 INTRODUCTION

The Executive Summary chapter of the EIR provides an overview of the proposed project (see
Chapter 3, Project Description, for further details) and provides a table summary of the
conclusions of the environmental analysis provided in Chapters 4.1 through 4.3. This chapter also
summarizes the alternatives to the proposed project that are described in Chapter 6, Alternatives
Analysis, and identifies the Environmentally Superior Alternative. Table 2-1 contains the
environmental impacts associated with the proposed project, the significance of the impacts, the
proposed mitigation measures for the impacts, and the significance of the impacts after
implementation of the mitigation measures.

2.2 SUMMARY DESCRIPTION OF THE PROPOSED PROJECT

The proposed project would include development on a 1.68-acre project site consisting of a
vacant parcel (Parcel 1) and a 0.7-acre vacant portion of a second parcel (Parcel 2) in the City of
Pacifica, California. Parcel 1 is located at 570 Crespi Drive (Assessor's Parcel Number [APN]
022-162-310) and is designated Mixed Use Center in the City of Pacifica General Plan 2040. The
project site also includes a vacant (eastern) portion of Parcel 2, located at 540 Crespi Drive (APN
022-162-420). The northern portion of Parcel 2 is designated Public and Semi Public, while the
southern half is designated Park. Both parcels are zoned Controlled Manufacturing District (M-1).
Surrounding land uses include the Pacifica Community Center, Pacifica Skatepark, and State
Route (SR) 1 to the west; commercial businesses and Ocean View Senior Apartments to the
north, across Crespi Drive; the Cabrillo Elementary School and commercial businesses to the
east; and single-family residences to the south.

The proposed project would include a two-story mixed-use building (Building A) and two three-
story residential buildings (Buildings B and C). The project would also include a condominium
subdivision to create one commercial condominium and 19 residential condominiums. Building A
would consist of 3,165-square feet (sf) of commercial space on the ground floor and three
residential units totaling 3,692 sf on the second floor for a total building square footage of 6,857
sf. Building B would consist of seven townhomes totaling 16,196 sf, and Building C would consist
of nine townhomes totaling 20,643 sf, for a project-wide total of 19 units. All three buildings would
be constructed on the northernmost half of the site, while the southernmost half of the site would
remain undisturbed. A portion of the units would be ownership Below Market Rate (BMR) units
pursuant to the City’s Inclusionary Ordinance.

In addition, the project would involve off-site improvements, including a new trash enclosure area,
construction of a new driveway, and associated parking spaces for the existing Pacifica
Community Center located at 540 Crespi Drive.

The proposed project would require approval of a General Plan Amendment, Rezone, Zoning
Text Amendment, Use Permit, Site Development Permit, Development Agreement, Parking
Exception, Sign Permit, Tree Permit, Tentative Subdivision Map, and Lot Merger and/or Lot Line
Adjustment (LLA), The Development Agreement, among other things, would include the following
developer requirements: (1) the creation of BMR units on-site; (2) an affordable housing

Chapter 2 — Executive Summary
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contribution to City; (3) the construction of improvements at the Pacifica Community Center as
noted above; (4) a driveway lease with the City to allow the project to use the City’s driveway; and
(5) wetland interpretative signage.

Please refer to Chapter 3, Project Description, of this EIR for a detailed description of the
proposed project, as well as a full list of the project objectives.

2.3 ENVIRONMENTAL IMPACTS AND PROPOSED AND
RECOMMENDED MITIGATION

Under CEQA Guidelines Section 15382, a significant effect on the environment is defined as a
substantial, or potentially substantial, adverse change in any of the physical conditions within the
area affected by the project, including land, air, water, mineral, flora, fauna, ambient noise, and
objects of historic or aesthetic significance. Mitigation measures must be implemented as part of
the proposed project to reduce potential adverse impacts to a less-than-significant level. Such
mitigation measures are included in this EIR and are found in the following technical chapters:
Biological Resources; Greenhouse Gas Emissions; and Transportation. The mitigation measures
presented in the Initial Study (IS) and EIR will form the basis of the Mitigation Monitoring and
Reporting Program (MMRP). Any impact that remains significant after implementation of
mitigation measures is considered a significant and unavoidable impact.

A summary of the impacts identified in the technical chapters of the IS and this EIR (Chapters 4.1
through 4.3) are presented in Table 2-1 at the end of this chapter. In addition, Table 2-1 includes
the level of significance of each impact, any mitigation measures required for each impact, and
the resulting level of significance after implementation of mitigation measures for each impact.

2.4 SUMMARY OF PROJECT ALTERNATIVES

The following section presents a summary of the evaluation of the alternatives considered for the
proposed project, which include the following:

1. No Project (No Build) Alternative;
2. 100 Percent Affordable Housing Alternative; and
3. Reduced Intensity Alternative.

For a more thorough discussion of project alternatives that were evaluated in this EIR, including
alternatives considered but dismissed, please refer to Chapter 6, Alternatives Analysis. Project
objectives are referenced throughout this section as CEQA requires an EIR to describe a
reasonable range of alternatives that could feasibly attain most of the basic objectives of the
project but that would avoid or substantially lessen significant effects of the project. A full list of
project objectives can be found in Chapter 3, Project Description.

1. No Project (No Build) Alternative

Under the No Project (No Build) Alternative, current conditions of the project site would remain,
and the site would not be developed. The No Project (No Build) Alternative would not meet any
of the project objectives. Because changes to the project site would not occur under the No Project
(No Build) Alternative, impacts would not occur related to any environmental issue areas.

y Chapter 2 — Executive Summary
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2. 100 Percent Affordable Housing Alternative

The 100 Percent Affordable Housing Alternative would consist of a similar buildout of the
components of the proposed project. Similar to the proposed project, the 100 Percent Affordable
Housing Alternative would include development of a two-story mixed-use building (Building A)
and two three-story residential buildings (Buildings B and C). In addition, the project would involve
off-site improvements, including the removal of two trees and construction of a new driveway and
associated parking spaces within the northern portion of the existing Pacifica Community Center.
Under the 100 Percent Affordable Housing Alternative, the development would change the
proposed units from market-rate units to affordable units. As currently proposed, the project
includes only a portion of residential units as Below Market Rate ownership units affordable to
buyers with low or moderate incomes. Under the alternative, the proposed project would include
a total of 19 units affordable to buyers with low or moderate incomes.

The 100 Percent Affordable Housing Alternative would result in fewer impacts related to
greenhouse gas (GHG) emissions and vehicle miles traveled (VMT), and similar impacts related
to all other environmental issue areas. Because the 100 Percent Affordable Housing Alternative
would include development of the same uses as the proposed project, all of the project objectives
would be met.

3. Reduced Intensity Alternative
Under the Reduced Intensity Alternative, the proposed project would implement the components

as described in Chapter 3, Project Description, of this EIR, but with four fewer residential units.
Under the proposed project’s current plans, the project site would be developed with a total of 19
residences across a two-story mixed-use building (Building A) and two three-story residential
buildings (Buildings B and C). Building B would include seven residential units, and Building C
would include nine residential units. The remaining three units would be located within Building A
above the ground floor hosting the commercial uses.

The Reduced Intensity Alternative would eliminate four residences from the project by reducing
Building C by three units and Building B by one unit (see Figure 6-1 of this EIR). Both buildings
would remove the units from the end closest to the existing wetlands, thereby increasing the buffer
distance between the development and the wetlands. However, because the Reduced Intensity
Alternative would still include the potential disturbance and possible fill of the on-site waters of
the State, removal of potential riparian vegetation, and the removal of on-site trees, the associated
mitigation measures would still be required.

The Reduced Intensity Alternative would result in fewer impacts related to GHG emissions and
VMT, and similar impacts to all other environmental issue areas. Because the Reduced Intensity
Alternative would include development of the same uses as the proposed project, all of the project
objectives would be met. Objective 5 would arguably be better met under the Reduced Intensity
Alternative, as the removal of four units would preserve more open space on-site.

Environmentally Superior Alternative

An EIR is required to identify the environmentally superior alternative from among the range of
reasonable alternatives that are evaluated. Section 15126(e)(2) of the CEQA Guidelines requires
that an environmentally superior alternative be designated and states, “If the environmentally
superior alternative is the ‘no project’ alternative, the EIR shall also identify an environmentally
superior alternative among the other alternatives.” In this case, the No Project (No Build)
Alternative would be considered the environmentally superior alternative, because the project site
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is assumed to remain in its current condition under the alternative. Consequently, none of the
impacts resulting from the proposed project would occur under the Alternative. However, the No
Project (No Build) Alternative would not meet any of the project objectives.

As discussed throughout the Alternatives Analysis chapter of this EIR, both the 100 Percent
Affordable Housing Alternative and the Reduced Intensity Alternative would result in fewer
impacts than the proposed project. Under both alternatives, impacts related to GHG emissions
and VMT, which were identified as significant and unavoidable for the proposed project, would
not occur. However, the Reduced Intensity Alternative would only include a portion of affordable
units, consistent with the City’s Inclusionary Housing Ordinance. Therefore, the 100 Percent
Affordable Housing Alternative would more effectively contribute to the City’s goals related to the
provision of affordable housing. Based on the above, because the 100 Percent Affordable
Housing Alternative would result in fewer significant impacts than the proposed project and would
not interfere with the City’s goals related to providing affordable housing, the 100 Percent
Affordable Housing Alternative would be considered the environmentally superior alternative.

2.5 AREAS OF KNOWN CONTROVERSY

The CEQA Guidelines, Section 15123(b), require that this EIR consider areas of controversy
known to the lead agency, including issues raised by agencies and the public. Areas of
controversy that were identified in NOP comment letters on the proposed project should be
considered, as well. The areas of known controversy for the proposed project relate to the
following:

e Impacts to special-status plant and animal species;

¢ Impacts to environmentally sensitive habitat areas (ESHAs);

e Temporary disturbances to plant and wildlife species related to noise, lighting, reflection,
air pollution, traffic, or human presence;

e Obstruction of wildlife movement corridors and access to core habitat features;

o Effects of proposed tree removal on nesting birds;

e Impacts to wetland habitat;

e The potential need for encroachment permits;

e Project access points’ conformity with the American Disabilities Act (ADA);

e The loss of open space and agricultural land;

e Changes to the site’s volume of runoff resulting from the increases in impervious surfaces;

e Impacts to downstream creeks and reservoirs; and

o Potential adverse effects of construction and operation of the project on water quality.
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4141

Have a substantial adverse
effect, either directly (e.g.,
threaten to eliminate a plant
community) or through habitat
modifications, on any plant
species identified as a
candidate, sensitive, or
special-status species (San
Francisco Bay spineflower).

Table 2-1

Summary of Impacts and Miti

4.1-1(a)

4.1-1(b)

ation Measures

Prior to the commencement of construction
associated with the proposed project, focused plant
preconstruction surveys shall be conducted by a
qualified biologist during the documented bloom
periods of San Francisco Bay spineflower. Two site
visits, including one early-season (April) and one
late-season (July) shall be sufficient to cover the
blooming periods. If San Francisco Bay spineflower
are not observed during the focused plant surveys,
impact to special-status plant species would not
occur, and mitigation would not be required. The
results of the surveys shall be submitted to the City’s
Planning Department.

If San Francisco Bay spineflower are identified on-
site during the focused plant surveys, the project
applicant shall be responsible for ensuring
construction activities avoid special-status plants
through preparation and submittal to the City’s
Planning Department of an Avoidance Plan Report
detailing  protection and avoidance criteria,
measures, and the extent to which special-status
plants were successfully avoided. The Avoidance
Plan Report shall be subject to approval by the City’s
Planning Department and CDFW.

If avoidance is infeasible, the qualified biologist shall
ensure seed collection for affected special-status
plants is completed and plants are re-established at

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(e

SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

a minimum of a one-to-one ratio (number of newly
established plants relative to the number of plants
impacted) in a preserved, suitable habitat approved
by the City and CDFW. The project applicant shall
document and submit proof of compliance to the
City’s Planning Department and CDFW.

Re-established special-status plant populations
shall be monitored annually by the project applicant
in accordance with an approved Habitat Mitigation
and Monitoring Plan prepared in consultation with
the City’s Planning Department, with annual
monitoring taking place for a minimum of five years.
The Habitat Mitigation and Monitoring Plan shall
include criteria, subject to approval by all applicable
agencies, including the City’s Planning Department,
USFWS, and CDFW, detailing the survival ratio
required of re-established populations and
performance standards for further replanting for any
re-established special-status plant species that do
not survive. Reports describing performance results
shall be prepared by a qualified biologist and shall
be submitted to the City’s Planning Department for
years one, three, and five of the monitoring period.

4.1-2 Have a substantial adverse S 4.1-2 To ensure compliance with protections for migratory LS
effect, either directly (e.g., birds under the MBTA and the CFGC, the measures
cause a wildlife population to outlined below shall be implemented prior to the
drop below self-sustaining commencement of construction activities. Evidence
levels, threaten to eliminate an of compliance shall be submitted to the City’s

animal community) or through

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable

Chapter 2 — Executive Summary
( Page 2-6




Draft EIR
570 Crespi Drive Project
April 2025

Table 2-1

Summary of Impacts and Mitigation Measures

habitat modifications, on Planning Department for review and approval prior
saltmarsh common fo the commencement of construction activities.
yellowthroat, and other

migratory birds and raptors 1. If construction activities are scheduled to
protected under the MBTA. occur outside of the breeding season (i.e.,

September 1 through January 31), pre-
construction surveys or other mitigation
measures are not necessary.

2. If construction activities are scheduled to
occur during the breeding season (i.e.,
February 1 through August 31), a
preconstruction nesting bird survey shall be
conducted on the identified work area and a
buffer zone (see #3, below). The survey
shall be performed by a qualified biologist
no more than two weeks prior to the
initiation of work. If nesting or breeding
activity is not observed, work may proceed
without restrictions. To the extent allowed
by access, all active nests identified within
250 feet of construction activities, including
equipment staging, for raptors and 100 feet
for other protected bird species shall be
mapped.

3. For any active nests found near the
construction limits (76 m [250 ft] for raptors
and 33 m [100 ft] for other protected bird
species), the project biologist shall make a

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

determination as to whether or not
construction activities are likely to disrupt
reproductive behavior. If construction is
determined unlikely to disrupt breeding
behavior, construction may proceed. If
construction is determined to potentially
disrupt breeding, the construction-free
buffer zone shall be expanded; avoidance is
the only mitigation available. The ultimate
size of the construction-free buffer zone
may be adjusted by the project biologist
based on the species involved, topography,
lines of site between the work area and the
nest, physical barriers, and the ambient
level of human activity. For raptors, the
project biologist shall contact CDFW and/or
the USFWS Division of Migratory Bird
Management for guidance regarding site
evaluations and buffer adjustments.

If construction activities are determined
likely to disrupt raptor  breeding,
construction activities within the
construction-free buffer zone may not
proceed until the project biologist
determines that the nest is unoccupied.

4. If the project contractor, in consultation with
the City, determines that maintenance of a
construction-free  buffer zone is not

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

practicable, active nests shall be monitored
by a qualified biologist to document
breeding and rearing behavior of the adult
birds. If construction activities are
determined to potentially cause nest
abandonment, work shall cease until the
project biologist determines that the nest is
unoccupied. For raptors, the CDFW and/or
the USFWS Division of Migratory Bird
Management shall be contacted for
guidance.

41-3 Have a substantial adverse
effect, either directly (e.g.,
cause a wildlife population to
drop below self-sustaining
levels, threaten to eliminate an
animal community) or through
habitat modifications, on
California red-legged frog.

4.1-3

Implement Mitigation Measures 4.1-4(b) and 4.1-
4(c).

LS

41-4 Have a substantial adverse
effect on any riparian habitat or
other sensitive natural
community, or State or
federally protected wetlands
(including, but not limited to,
marsh, vernal pool, coastal,
etc.) through direct removal,
filling, hydrological
interruption, or other means.

4.1-4(a)

Prior to the commencement of ground-disturbing
activities, the project applicant shall notify CDFW,
pursuant to CFGC Section 1600. The notification
shall include a description of all of the activities
associated with the proposed project, not just those
associated with the drainages and/or riparian
vegetation. Impacts shall be outlined in the
notification and are expected to be in substantial
conformance with the impacts to biological
resources outlined in the Updated Definition of
Potentially Jurisdictional Aquatic Resources and

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(e

SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

Effects Analysis prepared for the 570 Crespi Drive
Project by Wood Biological Consulting. Impacts for
each activity shall be broken down by temporary and
permanent impacts. A description of the proposed
mitigation for biological resource impacts shall be
outlined per activity and then by temporary and
permanent impact. Information regarding project-
specific drainage and hydrology changes resulting
from project implementation shall be provided, along
with a description of stormwater treatment methods.
Minimization and avoidance measures shall be
proposed, as appropriate, and may include
preconstruction species surveys and reporting,
protective fencing around avoided biological
resources, worker environmental awareness
training, seeding disturbed areas adjacent to open
space areas with native seed, and installation of
project-specific stormwater BMPs. Mitigation for
impacts to 0.550-acre of arroyo willow scrub riparian
vegetation may include restoration or enhancement
of resources on- or off-site, or any other method
acceptable to CDFW. Mitigation shall not result in a
net loss of a Sensitive Natural Community.

If CDFW determines through the course of the
CFGC Section 1600 notification process that the
project does not require a Lake or Streambed
Alteration Agreement (LSAA) to address potential
impacts to arroyo willow scrub, further mitigation
beyond the proposed mitigation included in the

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

4.1-4(b)

4.1-4(c)

Summary of Impacts and Miti

ation Measures

notice to CDFW regarding the aforementioned
vegetation communities shall not be required.
Written verification of the applicant’s compliance
with the Section 1600 LSAA process shall be
submitted to the City of Pacifica Planning Division
prior to the start of any construction activities.

Prior to the start of any construction activities, a
temporary sediment and debris barrier shall be
installed on the southern limit of the construction
area that slopes toward the arroyo willow and
emergent wetland habitat. The fence will also double
as a wildlife exclusion fence during construction. The
fence shall consist of standard construction silt fence
material with a height of 36 inches. The lower six
inches of fence material shall either be folded toward
the construction side of the fence and weighted
down with soil or sandbags, or backfilled in a trench;
with both methods, the purpose is to completely
contact the surface so that water and sediment
would not flow underneath, and wildlife would not
enter the work area from the wetland. The barrier
shall be maintained throughout the duration of the
construction period. Evidence of compliance with
this measure shall be submitted to the City of
Pacifica Planning Division prior to the start of any
construction activities.

A qualified biologist, or a designated representative
who has been trained by a qualified biologist, shall

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable

V(e
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Table 2-1

Summary of Impacts and Mitigation Measures

inspect the area inside of the sediment and debris
barrier for special-status species, including
California red-legged frog, every day before
construction activities commence. If any special-
status species are found, the qualified biologist shall
be immediately contacted (if the survey was
conducted by the designated representative),
construction activities shall not be allowed to start,
and the USFWS and CDFW shall be consulted on
an appropriate course of action. Such action could
include leaving the animal alone to move away on its
own or the relocation of the animal to an area outside
of the construction area. The qualified biologist, in
consultation with the CDFW and USFWS, shall
make the ultimate determination of the action to be
taken. Evidence of compliance with this measure
shall be submitted to the City’s Planning Department
upon discovery of special-status species and prior to
commencement of construction activities.

4.1-4(d) If required and prior to initiation of grading,
excavation, or other construction activities, the
project applicant shall submit to the San Francisco
Bay RWQCB an application for CWA Section 401
Water Quality Certification and/or Waste Discharge
Requirements for Projects Involving Discharge of
Dredged and/or Fill Material to Waters of the State
and obtain a permit or waiver. The project applicant
shall be responsible for conducting all project
activities in accordance with the permit provisions

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Summary of Impacts and Miti

Table 2-1
ation Measures

outlined in any applicable permit. A copy of the
Water Quality Certification or waiver issued for the
project shall be submitted to the City’s Planning
Department prior to commencement of grading,
excavation, or other construction activities.

41-5

Interfere substantially with the
movement of any native
resident or migratory fish or
wildlife species or with
established native resident or
migratory wildlife corridors, or
impede the use of native
wildlife nursery sites.

LS

None required.

N/A

4.1-6

Conflict with any local policies
or ordinances protecting
biological resources, such as a
tree preservation policy or
ordinance.

4.1-6 Prior to issuance of any grading permit, the project
applicant shall obtain a Tree Removal Permit for any
protected ftrees to be removed and a Tree
Encroachment Permit for any construction activities
within 50 feet of a protected tree from the City of
Pacifica Director of Public Works.

Prior to issuance of a certificate of occupancy, the
project applicant shall complete planting of any
replacement trees required as part of the Director of
Public Works heritage tree removal authorization or
other authorizations. In addition, the project
applicant shall prepare and submit a Tree Protection
and Preservation Plan prior to the protected tree
removal or encroachment authorizations or other
authorizations in accordance with the City Municipal
Code, Sections 4-12.02 through 4-12.11, and shall

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

SU = Significant and Unavoidable

V(e
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Table 2-1

Summary of Impacts and Miti

ation Measures

implement any tree protection measures identified to
protect trees which will not be removed during
construction prior to commencement of any
construction activity.

4.1-7 Cumulative impact on
biological resources.

4.2-1 Generate GHG emissions,
either directly or indirectly, that
may have a significant impact
on the environment, or conflict
with an applicable plan, policy,
or regulation adopted for the
purpose of reducing the
emissions of GHGs.

4.3-1 Conflict with a program, plan,
ordinance, or policy
addressing the circulation
system during construction
activities.

CC, S

None required.

4.2-1(a)

4.2-1(b

4.3-1

Prior to the approval of project improvement plans,
the applicant shall implement the following measure:

o Consistent with BAAQMD’s Transportation
criterion d., a total of four EV Capable parking
spaces shall be installed throughout the 15
on-site uncovered parking spaces, and an
additional four EV Capable parking spaces
shall be installed throughout the 17
community center spaces, consistent with
the current CALGreen Tier 2 standards.

Compliance with the foregoing measure shall be
ensured by the City of Pacifica Planning Division.

Implement Mitigation Measure 4.3-3.

Prior to grading permit issuance, the project applicant
shall prepare a construction traffic management plan
for review and approval by the City Engineer. The plan
shall include the following:

N/A

LS

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(e

SU = Significant and Unavoidable
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Table 2-1
Summary of Impacts and Miti

ation Measures

A project staging plan to maximize on-site
storage of materials and equipment;

A set of comprehensive traffic control
measures, including scheduling of major
truck trips and deliveries to avoid peak hours;
lane closure proceedings; signs, cones and
other warning devices for drivers; and
designation of construction access routes;
Provisions  for  maintaining  adequate
emergency access to the project site;
Permitted construction hours, per City of
Pacifica standards;

Designated locations for construction staging
areas;

Identification — of  parking areas for
construction employees, site visitors, and
inspectors, including on-site locations; and
Provisions for street sweeping to remove
construction-related debris on public streets.

CEQA Guidelines section
15064.3, subdivision (b).

4.3-2 Conflict with a program, plan, LS None required. N/A
ordinance or policy addressing
the circulation system during
operations.

4.3-3 Conflict or be inconsistent with SuU 4.3-3 The project applicant shall implement the following SuU

CAPCOA VMT reduction strategy T-9 to reduce the
number of vehicle trips that would be generated by
future residents, subject to review and approval by
the City Engineer. The timing for the strategy is set
forth below:

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(e

SU = Significant and Unavoidable
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Summary of Impacts and Mitigation Measures

Implement subsidized or discounted transit
program (CAPCOA Handbook Strategy T-9)

The proposed project shall provide subsidized or
discounted, or free transit passes for residents of the
project’s 19 dwelling units.

Prior to occupancy of the multi-family residential
units, the project applicant shall provide two free
one-year transit passes to residents of the project’s
19 dwelling units.

4.3-4 Substantially increase hazards S 4.3-4 Implement Initial Study Mitigation Measure 1X-3. LS
due to a geometric design
feature (e.g., sharp curves or
dangerous intersections) or
incompatible uses (e.g., farm
equipment) or result in

inadeiuate emerienci access.

a. Cause a substantial adverse S V-1. If any potentially historic resources, prehistoric or LS
change in the significance of a historic artifacts, or other indications of cultural
historical resource pursuant to deposits, such as historic privy pits or trash deposits,
Section 15064.57? are found once ground disturbing activities are
underway, all work within the vicinity of the find(s)
b. Cause a substantial adverse shall cease, the find(s) shall be immediately
change in the significance of a evaluated by a qualified archaeologist, and the City’s
unique archaeological Planning Department shall be notified of the flnd(S)

If the find is determined to be a historical or unique
archaeological resource, as determined by the

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

resource pursuant to Section

15064.5?

C. Disturb any human remains,
including those interred
outside of dedicated
cemeteries.

Summary of Impacts and Miti

V-2.

ation Measures

qualified archeologist, contingency funding and a
time allotment to allow for implementation of
avoidance measures or appropriate mitigation shall
be made available (CEQA Guidelines Section
15064.5). Work may continue on other parts of the
project site while historical or unique archaeological
resource mitigation takes place (Public Resources
Code Sections 21083 and 21087).

The requirements of this mitigation measure shall be
included via notation on all project improvement
plans and building permit plans for review and
approval by the City of Pacifica Planning
Department.

In the event of the accidental discovery or
recognition of any human remains, further
excavation or disturbance of the find or any nearby
area reasonably suspected to overlie adjacent
human remains shall not occur until compliance with
the provisions of CEQA Guidelines Section
15064.5(e)(1) and (2) has occurred. The Guidelines
specify that in the event of the discovery of human
remains other than in a dedicated cemetery, no
further excavation at the site or any nearby area
suspected to contain human remains shall occur
until the County Coroner has been notified to
determine if an investigation into the cause of death
is required. If the Coroner determines that the
remains are Native American, then, within 24 hours,

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable

V(e
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Summary of Impacts and Mitigation Measures

the Coroner must notify the Native American
Heritage Commission, which in turn will notify the
most likely descendants who may recommend
treatment of the remains and any grave goods. If the
Native American Heritage Commission is unable to
identify a most likely descendant or most likely
descendant fails to make a recommendation within
48 hours after notification by the Native American
Heritage Commission, or the landowner or his
authorized agent rejects the recommendation by the
most likely descendant and mediation by the Native
American Heritage Commission fails to provide a
measure acceptable to the landowner, then the
landowner or his authorized representative shall
rebury the human remains and grave goods with
appropriate dignity at a location on the property not
subject to further disturbances. If human remains are
encountered, a copy of the resulting County Coroner
report noting any written consultation with the Native
American Heritage Commission shall be submitted
as proof of compliance to the City of Pacifica
Planning Department.

The requirements of this mitigation measure shall be
included via notation on all project improvement
plans and building permit plans for review and
approval by the City of Pacifica Planning
Department.

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

Directly or indirectly cause VII-1. All grading and foundation plans for the development LS
potential substantial adverse shall be designed by a Civil and Structural Engineer
effects, including the risk of and reviewed and approved by the Director of Public
loss, injury, or death involving: Works/City Engineer, Chief Building Official, and a
iii. Seismic-related ground qualified Geotechnical Engineer prior to issuance of
failure, including a grading or building permit to ensure that all
liquefaction? geotechnical recommendations specified in the
iv. Landslides? Geotechnical Investigation, dated January 2016,
and the Response to Geotechnical Peer Review,
Be located on a geologic unit dated April 30, 2020, prepared for the proposed
or soil that is unstable, or that project by GeoForensics, Inc. are properly
would become unstable as a incorporated and utilized in the project design.
result of the project, and
potentially result in on- or off-
site landslide, lateral
spreading, subsidence,
liquefaction or collapse?
Be located on expansive soil, Vil-2. Implement Mitigation Measure VII-1 LS
as defined in Table 18-1B of the
Uniform Building Code (1994),
creating substantial direct or
indirect risks to life or
property?
Directly or indirectly destroy a VII-3. In the event that paleontological resources, including LS
unique paleontological individual fossils or assemblages of fossils, are
resource or site or unique encountered during construction activities all ground
geologic feature? disturbing activities shall immediately halt and a
qualified paleontologist shall be procured to evaluate
the discovery for the purpose of recording,

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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b. Create a significant hazard to
the public or the environment
through reasonably
foreseeable upset and accident
conditions involving the likely
release of hazardous materials
into the environment?

S

Table 2-1

Summary of Impacts and Miti

IX-1.

ation Measures

protecting, or curating the discovery as appropriate.
The qualified paleontologist shall provide the City of
Pacifica Planning Department with a report detailing
the findings and method of curation or protection of
the resources for review and approval by City

PIannincI; staff irior to recommencini construction.

Prior to initiation of grading, excavation, or other
ground-disturbing activities on the northern portion
of the project site, the project applicant shall
complete an analysis of on-site soils to determine
whether  substantial  concentrations of  soil
contaminants are present above the applicable
direct exposure Environmental Screening Levels
(ESLs) set by the Regional Water Quality Control
Board. If contaminants are not detected above
applicable ESLs, then further mitigation is not
required. If contaminants are detected above the
applicable ESLs, then the soils shall be remediated
by off-hauling to a licensed landfill facility. Such
remediation activities shall be performed by a
licensed hazardous waste contractor (Class A) and
contractor personnel that have completed 40-hour
OSHA Hazardous Waste Operations and
Emergency Response (HAZWOPER) training, and
overseen by the San Mateo County Environmental
Health Services Division. The results of soil
sampling and analysis, as well as verification of
proper remediation and disposal, shall be submitted

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(e

SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

to the City of Pacifica Planning Department for
review and approval.

c. Emit hazardous emissions or S IX-2.
handle hazardous or acutely
hazardous materials,
substances, or waste within
one-quarter mile of an existing
or proposed school?

f. Impair implementation of or S IX-3.

Implement Mitigation Measure IX-1. LS

Prior to the issuance of a building permit, the project LS

e.

physically interfere with an
adopted emergency response
plan or emergency evacuation
plan?

Violate any water quality
standards or waste discharge
requirements or otherwise
substantially degrade surface
or ground water quality?

Conflict with or obstruct
implementation of a water
quality control plan or
sustainable groundwater
management plan?

S

X-1.

shall demonstrate compliance with the 26-foot
access road width, or obtain Fire Marshall approval
of an Alternative Methods and Materials request by
the NCFA to deviate from the 26-foot access road

During construction, the contractor shall implement
BMPs to reduce pollutants in stormwater discharges
to the maximum extent practicable, which may
include but are not necessarily limited to the
following practices, or other BMPs identified in the
California Stormwater Quality Association (CASQA)
Construction BMP Handbook and in the City’s
Municipal  Regional  Permit for stormwater
discharges:

e Temporary erosion control measures (such
as silt fences, staked straw bales/wattles,
silt/sediment basins and traps, check dams,
geofabric, sandbag dikes, and temporary
revegetation or other ground cover) shall be

width recI]uirement for the Proi'ect.

a.

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

employed to control erosion from disturbed
areas;

e Inactive construction areas (previously
graded areas inactive for 10 days or more)
that could contribute sediment to waterways
shall be covered or treated with nontoxic soil
stabilizers;

e Exposed stockpiles of dirt or other loose,
granular construction materials that could
contribute sediment to waterways shall be
enclosed or covered;

e The contractor shall ensure that no earth or
organic material will be deposited or placed
where such materials may be directly carried
into a stream, marsh, slough, lagoon, or body
of standing water;

e The following types of materials shall not be
rinsed or washed into the streets, shoulder
areas, or gutters: concrete, solvents and
adhesives, thinners, paints, fuels, sawdust,
dirt, gasoline, asphalt and concrete saw
slurry, and heavily chlorinated water; and

e Grass or other vegetative cover shall be
established on the construction site as soon
as possible after disturbance.

The applicable BMPs shall be included via notation
on the project Improvement Plans for review and
approval by the City Engineer prior to issuance of a
grading, excavation, or building permit.

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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groundborne vibration
groundborne noise levels?

Summary of Impacts and Miti

b. Generation of excessive

or

Table 2-1

X-2.

X-3.

XllI-1.

ation Measures

Prior to issuance of a certificate of occupancy for any
component of the proposed project, the project
applicant shall execute and record a Maintenance
Agreement addressing future maintenance of the
stormwater treatment measures required to comply
with Provision C.3 of the Municipal Regional Permit.
The Maintenance Agreement shall be subject to
review and approval by the City Engineer and the
City Attorney’s Office.

Prior to issuance of a certificate of occupancy for any
component of the proposed project, the project
applicant shall install all required stormwater
freatment ~measures, and demonstrate full
compliance with the stormwater treatment plans
prepared for the proposed project. Evidence of such
shall be submitted to the City Engineer for review
and approval.

Pile driving shall be prohibited during construction of
the proposed project. Compliance with such shall be
ensured by the City of Pacific Planning Division.

LS

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;

V(8

SU = Significant and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

a. Listed or eligible for listing in S XVIII-1. Implement Mitigation Measures V-1 and V-2. LS
the California Register of
Historical Resources, or in a
local register of historical
resources as defined in Public
Resources Code  section
5020.1(k).

b. A resource determined by the
lead agency, in its discretion
and supported by substantial
evidence, to be significant
pursuant to criteria set forth in
subdivision (c) of Public
Resources Code  Section
5024.1. In applying the criteria
set forth in subdivision (c) of
Public Resources Code
Section 5024.1, the lead agency
shall consider the significance
of the resource to a California
Native American tribe.

NI = No Impact; N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable;
SU = Significant and Unavoidable
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3. PROJECT DESCRIPTION

3.1 INTRODUCTION

Section 15124 of CEQA Guidelines requires an EIR to contain a project description, including the
location and boundaries of the project, statement of project objectives, general description of the
project’s technical, economic and environmental characteristics, and a statement briefly
describing the intended uses of the EIR.

The Project Description chapter of the EIR provides a comprehensive description of the 570
Crespi Drive Project (proposed project) in accordance with Section 15124. It should be noted that,
while this chapter provides an overall general description of the existing environmental conditions,
detailed discussions of the existing setting in compliance with CEQA Guidelines Section 15125
are included in each technical chapter of this EIR.

3.2 PROJECT LOCATION

The 1.68-acre project site is located just south of Crespi Drive in the City of Pacifica, California
(see Figure 3-1 and Figure 3-2). The site consists of the entirety of the 0.98-acre lot identified by
Assessor’s Parcel Number (APN) 022-162-310, located at 570 Crespi Drive (Parcel 1), and the
southeastern 0.70-acre portion of APN 022-162-420, located at 540 Crespi Drive (Parcel 2).
Parcel 1 is designated Mixed Use Center (MUC) in the City’s General Plan, and Parcel 2 is
designated Public and Semi Public (approximately northern half) and Park (approximately
southern half). Both parcels are zoned Controlled Manufacturing District (M-1).

3.3 BACKGROUND

On December 8, 2021, the City released an Initial Study/Mitigated Negative Declaration (IS/MND)
for the proposed project. The public review period was from December 8, 2021, to January 10,
2022. Public hearings for consideration of the project and IS/MND were held on March 7, 2022,
by the City Planning Commission, and on November 14, 2022, by the City Council. Based on
public comments, the City determined that an EIR was required. As such, the City revised the
IS/MND to an Initial Study (IS), and released a new NOP with the revised IS for public review (see
Appendix A to this EIR). The public review period for the new NOP was from October 4, 2024, to
November 4, 2024. A NOP scoping meeting was held on October 22, 2024, before the City
Planning Commission.

On January 5, 2022, prior to preparation and publication of the revised IS and NOP, the City of
Pacifica released a Draft General Plan Update and associated Draft EIR, and on July 11, 2022,
the Draft General Plan Update and associated Draft EIR were adopted and certified by the City.
Therefore, the analysis contained within the revised IS and this Draft EIR relies on the information
contained therein.

Chapter 3 - Project Description
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Figure 3-1
gional Project Location
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Figure 3-2
Project Location Map
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3.4 PROJECT SETTING AND SURROUNDING LAND USES

The site historically included residential uses, but is currently undeveloped and covered in dense
vegetation. Several trees and shrubs are located throughout the project site. The western portion
of the site was recently disturbed during landscape improvements, while the southern portion of
the site is predominantly characterized by a seasonal drainage and wetland area. The existing
drainage is located adjacent to a wooden backyard fence and an existing underground storm drain.

Surrounding land uses include the Pacifica Community Center, Pacifica Skatepark, and State
Route (SR) 1 to the west; commercial businesses and Ocean View Senior Apartments to the north,
across Crespi Drive; the Cabrillo Elementary School and commercial businesses to the east; and
single-family residences to the south.

3.5 PROJECT OBJECTIVES
The project applicant has identified the following specific objectives for the proposed project:

1. Create a viable mixed-use project that responsibly maximizes the potential for the
development of the site.

2. Accentuate and strengthen the commercial streetscape by fronting the mixed-use building
on Crespi Drive.

3. Take advantage of combining vehicle circulation with the existing Community Center.

4. Consider parking demand over time for commercial and residential uses to minimize the
overall need to devote land to parking.

5. Concentrate development towards the front of the site, preserving a generous amount of
open space at the rear of the property in its natural state.

6. Foster connectivity and interaction with the Pacifica Community Center.

3.6 PROJECT COMPONENTS

The proposed project would include the purchase from the City of Pacifica of a 0.70-acre portion
of Parcel 2 and a Lot Merger and/or Lot Line Adjustment (LLA) to combine the 0.70-acre portion
of Parcel 2 and Parcel 1. The new 1.68-acre parcel would be developed with one two-story mixed-
use building (Building A) and two three-story residential buildings (Buildings B and C) (see Figure
3-3). The project would include a condominium subdivision to create one commercial
condominium and 19 residential condominiums. In addition, the project would include tree
removal and construction of off-site improvements, including the construction of a new driveway
and parking spaces north of the existing Pacifica Community Center.

The proposed project would require approval of a General Plan Amendment, Rezone, Zoning
Text Amendment, Use Permit, Site Development Permit, Development Agreement, Parking
Exception, Sign Permit, Tree Permit, Tentative Subdivision Map, Lot Merger and/or LLA.
Additional details regarding the requested approvals and entitlements are discussed below.

General Plan Amendment

A General Plan Amendment would be required to redesignate the 0.70-acre portion of Parcel 2
from the two current General Plan land use designations (Public and Semi-Public, and Park) to
MUC, consistent with the existing land use designation of Parcel 1.

o Chapter 3 - Project Description
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Rezoning/Zoning Text Amendment/Use Permits

As part of the proposed project, the project site would be Rezoned from M-1 to the Community
Commercial (C-2) zoning district. Pursuant to Pacifica Municipal Code Section 9-4.1101(b)(8),
residential dwelling units are conditionally allowable within the C-2 zone when located above the
ground floor in the same building as a commercial use. Therefore, approval of a Use Permit would
be required in order to develop the three proposed units on the second story of Building A.

A Zoning Text Amendment is proposed as part of the project to allow residential uses as a
conditional use on the ground level and in buildings that do not contain commercial uses in areas
zoned C-2. Approval of the proposed Zoning Text Amendment is required to allow for the
development of Buildings B and C, which are both residential buildings, in the C-2 zoning district,
which would encompass the entire project site following City approval of the requested Rezone.

The Zoning Text Amendment would also allow other projects in the C-2 zoning district to apply
for Use Permits for residential uses within the C-2 zoning district. As approval of Use Permits is
subject to the requirements of CEQA, development of any new residential uses on other sites
would require site-specific environmental review and would not be allowed by-right by the
proposed Zoning Text Amendment. Therefore, this Draft EIR analyzes only the impact of the
proposed project.

Tentative Subdivision Map, Lot Merger and/or Lot Line Adjustment
The proposed project would include approval of a Tentative Subdivision Map and a Lot Merger
and/or LLA to combine Parcel 1 and the southeastern 0.70-acre portion of Parcel 2. The Tentative
Subdivision Map would include the creation of one commercial structure and 19 residential
condominiums on the site. The Tentative Subdivision Map is provided as Figure 3-4. The
proposed buildings, access and circulation, landscaping, utilities infrastructure, and off-site
improvements are discussed in further detail below.

Proposed Buildings

Building A would consist of 3,165 square feet (sf) of commercial space on the ground floor and
three residential units on the second floor. Buildings B and C would be three stories each and
would contain seven and nine townhomes, respectively, for a project-wide total of 19 units. The
buildings would be constructed on the northernmost half of the site, while the southernmost half
of the site would remain undisturbed. A portion of the residential units would be Below Market
Rate (BMR) ownership units, which would be affordable to buyers with low or moderate incomes.
Refer to Figure 3-5, Figure 3-6, and Figure 3-7 for the first-, second-, and third-story floor plans
for all proposed buildings. Construction is anticipated to occur over an approximately two-year
period. Grading would involve importing approximately 2,400 cubic yards of sail.

As previously discussed, Building A would be developed as a mixed-use building, with the ground
floor consisting of 3,165-sf of commercial space and three residential units on the second floor.
The western and easternmost units in Building A would each be approximately 1,312 sf with one
bedroom, two bathrooms, and two balconies. The center unit in Building A would be approximately
925 sf with one bedroom, one bathroom, and a single balcony.

Building B would include seven townhomes, and Building C would include nine townhomes. The
residential units would be located on the second and third floors of the three-story buildings.

o Chapter 3 - Project Description
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Figure 3-5
Floor Plan - Level 1
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Figure 3-6
Floor Plan - Level 2
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Figure 3-7
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The first-floor entryway, second floor, and third floor of each unit would total approximately 1,521
sf, with the exception of the southernmost unit in Building B which would be 2,212 sf and the
southernmost unit in Building C which would be 2,227 sf. A roof deck would be provided above
each unit in Buildings B and C.

Parking, Access, and Circulation

Primary access to the project site would be provided from Crespi Drive. The one-way driveway
entrance would be provided along the eastern side of Building A and loop around the southern
portion of Building A, before exiting the site to the west through a connection to the existing two-
way driveway that would be shared with the Pacifica Community Center (see Figure 3-3). A new
two-way drive aisle would connect to the proposed loop to allow residents access to Buildings B
and C.

The proposed project would include private tandem garages for each proposed unit within
Buildings B and C, as well as an additional 15 uncovered parking spaces, for a total of 47 parking
spaces on-site. Of the 47 total parking spaces provided on-site, three would provide electric
vehicle charging. Of the 15 uncovered parking spaces, five would be located on the east side of
Building A, seven located directly south of Building A, two south of Building B, and one south of
Building C.

The proposed project would also include off-site circulation improvements north of the Pacifica
Community Center. The improvements would include construction of 17 uncovered parking
spaces and a drop-off area intended for use by the Pacifica Community Center (see Figure 3-8).
Additional off-site improvements adjacent to and north of the project site would include
construction of 17 parking spaces, a drop-off area, and a new trash containment area for use by
the Pacifica Community Center, as well as the removal of trees and landscape improvements.

Landscaping

The proposed project would include landscaping features throughout the development area, the
off-site improvement area, and along the Crespi Drive frontage (see Figure 3-9 and Figure 3-10).
Proposed plant types include, but are not limited to, crape myrtle, desert willow, sea lavender,
dwarf mat rush, and Cleveland sage. All landscaping improvements would be consistent with the
City’s landscape design requirements (which require a minimum of 10 percent of the area in
commercial zoning districts to be landscaped), and would include at least two inches of mulch.

Utilities

Sewer service for the proposed project would be provided by the City. Each building would be
served by an eight-inch sanitary sewer line to connect to the proposed residential units (see Figure
3-11). In addition, each building would be constructed with a new sanitary sewer cleanout
connected to the eight-inch sewer lines. The proposed eight-inch lines would eventually connect
to an existing sanitary sewer line within Crespi Drive to be routed to the City’s wastewater
treatment plant.

Water service would be provided by the North Coast County Water District (NCCWD) through
connection to the existing water main located within Crespi Drive. A four-inch water line would be
routed to all three buildings to provide fire service, while a three-inch water line would be routed
to the proposed buildings to provide domestic water services. Electricity services would be
provided by Pacific Gas & Electric (PG&E).

o Chapter 3 - Project Description
@ Page 3-11



Draft EIR
570 Crespi Drive Project
April 2025

Figure 3-8
Off-Site Improvements
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Figure 3-9
Site Landscaping Plan
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Figure 3-10
Off-Site Landscaping Plan
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Figure 3-11
Preliminary Utility Plan
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A new vault would be constructed by PG&E in the northern portion of the project site, near Building
A, to provide electricity to the proposed structures. In addition, the proposed project would connect
to existing telecommunications infrastructure in the project area.

All runoff from impervious areas within the project site, including all hardscape, parking areas,
and driveways would be collected by new four-, six-, eight- and 10-inch storm drain pipes within
the proposed driveway and parking areas (see Figure 3-12 and Figure 3-13). Runoff flowing
through the storm drains would empty into proposed bioswales on the western and eastern
boundaries of the site or be directed to a bioretention area in the southeast corner of the project
site. Treated stormwater would either be discharged into the vacant land to the south of the
development area or into the City’s stormwater system through connection to an existing six-inch
storm drain west of the site. An 18-inch emergency overflow riser would be installed in the western
corner of the project site and would connect to the existing 12-inch storm drain that extends along
the site’s southwestern boundary (see Figure 3-13). The proposed driveway and parking area
north of the existing Community Center would be a self-treating area.

Site Development Permit/Use Permit/Development Agreement

A Site Development Permit and an additional Use Permit would be required to allow a clustered
housing development pursuant to Pacifica Municipal Code Section 9-4.2403. The project would
also include approval of a Development Agreement consistent with Title 9, Chapter 4, Article 50
of the Pacifica Municipal Code, which would require the proposed project to: (1) provide affordable
units; (2) make an affordable housing contribution to the City; (3) construct 17 parking spaces at
the adjacent Community Center; and (4) install wetland signage.

Parking Exception/Sign Permit/Tree Permit

Based on the number of dwelling units and commercial square footage proposed, the Municipal
Code would require the proposed project to include at least 58 parking spaces. As previously
discussed, the proposed project would include a total of 47 spaces. Therefore, a Parking
Exception would be required to allow an exception to the off-street parking requirements related
to the number of parking spaces provided, as allowed pursuant to Sections 9-4.2824(a) and 9-
4.5105(a).

Additionally, a Sign Permit would be required to ensure consistency with a master sign program
prepared for the future commercial tenants of the project. The master sign program would be
consistent with Pacifica Municipal Code Section 9-42907(b).

Finally, because the proposed project would include removal of on-site trees, a Tree Removal
Permit would be required prior to removing any protected or City trees, as defined by the City’s
current tree protection ordinance.

3.7 REQUESTED DISCRETIONARY ACTIONS

Implementation of the proposed project would require the following discretionary actions by the
City of Pacifica:

o Certification and adoption of the 570 Crespi Drive Project EIR and Mitigation Monitoring
and Reporting Program;

e General Plan Amendment to redesignate the off-site improvement area from Public and
Semi-Public and Park land uses to Mixed Use Center (MUC);

o Chapter 3 - Project Description
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Preliminary Gradlng and Dralnage Plan — Northeastern Portion
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Figure 3-13
Preliminary Grading and Drainage Plan — Southwestern Portion
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Rezoning of the site from Controlled Manufacturing District (M-1) to Community
Commercial (C-2);
Zoning Text Amendment to allow residential uses in buildings that do not contain
commercial uses in C-2 zoning district;
Use Permit to allow residential uses within the C-2 zone;
Tentative Subdivision Map to create new residential and commercial condominiums;
Development Agreement to require certain public benefits and to provide certain
developer benefits;
Site Development Permit and a second Use Permit, the approval of which would allow the
development of a clustered residential housing development;
Parking Exception to allow an exception to the number of off-street parking spaces
required,;
Sign Permit to allow a master sign program for commercial tenants;
Lot Merger and/or LLA to merge APN 022-162-310 and a portion of APN 022-162-420;
and
Tree Removal Permit to authorize tree removal.

The proposed project would require the following discretionary approvals from other agencies:

Clean Water Act Section 404 Permit (USACE); and
Clean Water Act Section 401 Water Quality Certification/Waiver or Issuance of Waste
Discharge Requirements (San Francisco Bay RWQCB).

The proposed project may also require approval of an Alternative Methods and Materials request
by the North Country Fire Authority (NCFA).

' Chapter 3 - Project Description
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4.0 INTRODUCTION TO THE ANALYSIS

4.0.1 INTRODUCTION

The technical chapters of this EIR include the analysis of the potential impacts of buildout of the
proposed project on a range of environmental issue areas. Chapters 4.1 through 4.3 describe the
focus of the analysis, references and other data sources for the analysis, the environmental
setting related to each specific issue area, project-specific impacts and mitigation measures, and
the cumulative impacts of the project in combination with other development within the cumulative
setting for each issue area. The format of each of the technical chapters is described at the end
of this chapter. All technical reports are either attached to this EIR, available in person at the City
of Pacifica, Planning Division (located at 1800 Francisco Boulevard, Pacifica, CA 94044) by
request, or available online at the following page: cityofpacifica.org/departments/community-
development/planning-division/environmental-documents.

4.0.2 DETERMINATION OF SIGNIFICANCE

Under CEQA, a significant effect is defined as a substantial or potentially substantial adverse
change in the environment (PRC Section 21068). The CEQA Guidelines require that the
determination of significance be based on scientific and factual data. The specific criteria for
determining the significance of a particular impact are identified within each technical chapter and
are consistent with significance criteria set forth in the CEQA Guidelines or as based on the
professional judgment of the EIR preparers.

Significance Criteria
The CEQA Guidelines define a significant effect on the environment as “a substantial, or

potentially substantial adverse change in any of the physical conditions within the area affected
by the project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of
historic and aesthetic significance.” In addition, the Guidelines state, “An economic or social
change by itself shall not be considered a significant effect on the environment. A social or
economic change related to a physical change may be considered in determining whether the
physical change is significant.” (CEQA Guidelines Section 15382).

As presented in Section 4.0.5 below, the level of significance of an impact prior to mitigation is
included at the end of each impact discussion throughout the technical chapters of this EIR. The
following levels of significance prior to mitigation are used in this EIR:

1) Less than Significant: Impacts that may be adverse, but that do not exceed the specified
thresholds of significance;

2) Significant: Impacts that exceed the defined standards of significance and require
mitigation;

3) Less than Cumulatively Considerable: Where cumulative impacts have been identified,
but the project’s incremental contribution towards the cumulative impacts would not be
considered significant; and

4) Cumulatively Considerable: Where cumulative impacts have been identified and the
project’s incremental contribution towards the cumulative impact would be considered
significant.

Chapter 4.0 - Introduction to the Analysis
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If an impact is determined to be significant or cumulatively considerable, mitigation is included, if
available, in order to reduce the specific impact to the maximum extent feasible. A statement of
the level of significance of an impact after mitigation is also included in each impact discussion
throughout the technical chapters of this EIR. The following levels of significance after
implementation of mitigation are used in the EIR:

1) Less than Significant: Impacts that exceed the defined standards of significance but can
be eliminated or reduced to a less-than-significant level through the implementation of
feasible mitigation measures;

2) Less than Cumulatively Considerable: Where the project’s incremental contribution
towards cumulative impacts would be eliminated or reduced to a less than cumulatively
considerable level through the implementation of feasible mitigation measures; and

3) Significant and Unavoidable Impact: An impact (project-level or cumulative) that cannot
be eliminated or reduced to a less-than-significant or less than cumulatively considerable
level through the implementation of feasible mitigations measures.

Each environmental area of analysis uses a distinct set of significance criteria. The significance
criteria are identified at the beginning of the Impacts and Mitigation Measures section in each of
the technical chapters of this EIR. Although significance criteria are necessarily different for each
resource considered, the provided significance levels ensure consistent evaluation of impacts for
all resource areas evaluated.

4.0.3 ENVIRONMENTAL ISSUES DISMISSED IN THE INITIAL STUDY

The Initial Study prepared for the proposed project (included in Appendix A to this EIR) includes
a detailed environmental checklist addressing a range of technical environmental issues. For each
technical environmental issue, the Initial Study identifies the level of impact for the proposed
project. The Initial Study identifies the environmental effects as “no impact,” “less than significant,”
“less than significant with mitigation incorporated,” and “potentially significant.”

Impacts identified in the Initial Study as less than significant with mitigation incorporated, less than
significant, or no impact are summarized below. All remaining issues identified in the Initial Study
as potentially significant are discussed in the subsequent technical chapters of this EIR.

o Aesthetics (All Checklist Questions): The proposed project site is not located within the
vicinity of a designated scenic vista and would not damage scenic resources. In addition,
the Initial Study concluded that impacts related to conflicts with applicable zoning and
other regulations governing scenic quality, as well as the introduction of new sources of
light and glare would be less than significant. Overall, the proposed project would result in
impacts that are less than significant related to aesthetics.

e Agriculture and Forest Resources (All Checklist Questions): The project site is identified
by the California Department of Conservation Farmland Mapping and Monitoring Program
as Urban and Built-Up Land. In addition, the site is not under a Williamson Act contract, is
not zoned for agricultural uses, is not considered forest land or timberland, and is not
zoned for Timberland Production. Therefore, the proposed project would have no impact
or a less-than-significant impact related to agricultural and forest resources.

e Air Quality (All Checklist Questions): The applicable regional air quality plans include the
2001 Ozone Attainment Plan and the 2017 Clean Air Plan. Because the proposed project
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would not result in construction-related or operational emissions of criteria air pollutants in
excess of Bay Area Air Quality Management Districts (BAAQMD) thresholds of
significance, conflicts with or obstruction of the implementation of regional air quality plans
would not occur. In addition, the project would not result in a cumulatively considerable
net increase of any criteria pollutant for which the project region is non-attainment under
an applicable federal or state ambient air quality standard. Due to the size of the proposed
project and the anticipated number of trips generated by the project, the proposed project
would not be expected to expose sensitive receptors to substantial concentrations of
localized carbon monoxide (CO). The proposed project would not involve any land uses
or operations that would be considered major sources of toxic air contaminants (TACs),
including diesel particulate matter (DPM), and construction would not result in cancer risk,
acute hazards, or chronic hazards in excess of BAAQMD’s standards. As such, the
proposed project would not generate any substantial pollutant concentrations. In addition,
compliance with all established BAAQMD regulations and rules would ensure construction
and operation of the proposed project would not result in emissions (such as those leading
to odors) adversely affecting a substantial number of people. Overall, the proposed project
would result in impacts that are less than significant with regard to the aforementioned
impacts related to air quality.

Biological Resources (Checklist Question f): Adopted Habitat Conservation Plans or
Natural Conservation Community Plans covering the project site do not exist. Therefore,
the proposed project would not conflict with the provisions of such a plan, and no impact
would occur. It should be noted that all other potential impacts related to biological
resources are analyzed in Chapter 4.1, Biological Resources, of this Draft EIR.

Cultural Resources (All Checklist Questions): The project site is currently vacant, and,
thus, does not contain any permanent structures which could be considered historical
resources pursuant to Section 15064.5 of the CEQA Guidelines. Additionally, portions of
the project site that would be developed as part of the project have been subject to
previous disturbance. According to the records search of the California Historic Resources
Information System (CHRIS), the project site does not contain any documented
archaeological resources. However, the California Inventory of Historic Resources lists
one of the Portola Expedition camps in close proximity to the project site. In addition,
Portola’s San Francisco Bay Discovery site is located in close proximity to the project site.
Based on such, the project site has a moderate potential for unrecorded archaeological
resources to occur. While the potential exists for the proposed project to result in the
uncovering of previously unknown historical or archaeological resources, including human
remains, during ground-disturbing activities associated with project construction, the Initial
Study includes mitigation sufficient to ensure that, in the event that any such resources
are encountered during construction, significant impacts would not occur. Overall, the
proposed project would result in impacts that are less than significant with mitigation
incorporated with regard to the aforementioned impacts related to cultural resources.

Energy (All Checklist Questions): The temporary increase in energy use occurring during
construction of the proposed project would not result in a significant increase in peak or
base demands or require additional capacity from local or regional energy supplies. In
addition, the proposed project would be required to comply with all applicable regulations
related to energy conservation and fuel efficiency, which would help to reduce the
temporary increase in demand. During operation, the proposed project would be subject
to all relevant provisions of the most recent update of the California Building Standards
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Code (CBSC), which requires efficient building design and the use of renewable sources
of energy. In addition, the proposed project would comply with all applicable regulations
associated with vehicle efficiency and fuel economy. Finally, future residents/commercial
tenants would have access to electricity generated from renewable sources through
Peninsula Clean Energy. Therefore, construction and operations of the proposed project
would not result in wasteful, inefficient, or unnecessary consumption of energy resources
or conflict with or obstruct a state or local plan for renewable energy or energy efficiency.
Overall, the proposed project would result in impacts that are less than significant with
regard to the aforementioned impacts related to energy.

Geology and Soils (All Checklist Questions): Given the vicinity of the project site to the
San Andreas Fault System, the project site could be subject to strong ground shaking due
to a major earthquake in one of the above-listed fault zones. However, conformance with
the appropriate engineering standards set forth by the California Building Standards Code
(CBSC) would ensure that impacts related to seismic surface rupture or strong seismic
ground shaking would be less than significant. In addition, the development of the
proposed project would not result in adverse impacts related to landslides and lateral
spreading. However, a rigid foundation is required to minimize any potential movements
due to liquefaction, expansive soils, and subsidence/settlement. Therefore, the Initial
Study includes mitigation sufficient to ensure that such impacts would be reduced to a
less-than-significant level. Furthermore, while the potential exists for the proposed project
to result in the uncovering of previously unknown paleontological resources, the Initial
Study includes mitigation sufficient to ensure that, in the event that any such resources
are encountered during construction, significant impacts would not occur. Finally, because
the proposed project would connect to existing City sewer lines in the project vicinity, the
construction or operation of septic tanks or other alternative wastewater disposal systems
is not included as part of the proposed project, and no impact would occur regarding the
capability of soil to adequately support the use of such systems. Overall, the proposed
project would have no impact, or result in impacts that are less than significant, or less
than significant with mitigation incorporated with regard to the aforementioned impacts
related to geology and soils.

Hazards and Hazardous Materials (All Checklist Questions): Residential and the
commercial uses permitted by the C-2 zoning district are not associated with the routine
use, transport, or disposal of hazardous materials, with the exception of common
household cleaning products, fertilizers, and herbicides. However, such materials would
be used in accordance with label instructions and all applicable regulations. The project
site was previously developed with a single-family residence and a mechanic shop.
Although not documented at the project site, activities within the project site may have
included the use of fuels, coolants, or other chemicals associated with the mechanic shop.
Operations associated with the mechanic shop could result in concentrations of residual
chemicals being present in the near surface soil if use or storage of chemicals has
occurred. Although evidence of contamination does not exist, past activities on-site
associated with the mechanic shop could have resulted in soil contamination within the
project site. However, the Initial Study includes mitigation to ensure any related impacts
associated with hazardous materials would be reduced to less-than-significant levels.
Such mitigation would ensure that, although the project site is located within a quarter-
mile of Cabrillo Elementary School, the project would not create hazardous emissions or
handle hazardous materials, substances, or waste.
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In addition, the project site is not identified on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5. The project site is not located within two
miles of a public airport or within a safety zone as identified by an airport land use plan,
and would not result in a safety hazard for people working in the project area. Furthermore,
development of the proposed project would not expose people or structures to the risk of
loss, injury, or death involving wildland fires. The proposed project could impair the
implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan because the required emergency access width of 26 feet
would not be met with the proposed site plan. As such, the Initial Study includes mitigation
to require the access road to be at least 26 feet wide, thereby reducing impacts to a less-
than-significant level. Overall, the proposed project would have no impact, or result in
impacts that are less than significant or less than significant with mitigation incorporated
related to hazards and hazardous materials.

Hydrology and Water Quality (All Checklist Questions): Because construction activities on
the northern portion of the project site and the off-site improvement area would disturb
greater than one acre of land, construction activities would be subject to the San Mateo
Countywide Pollution Prevention Program, which provides a list of construction best
management practices (BMPs). Should the project applicant fail to implement BMPs,
pollutants from construction activities could runoff into local waterways and degrade
downstream water quality, particularly during heavy winter rain events. Therefore, the
Initial Study includes mitigation sufficient to ensure the project would not violate water
quality standards or waste discharge requirements, substantially degrade water quality, or
result in a conflict with a water quality control plan. Groundwater supplies would not be
used to serve the proposed project, and, therefore, the proposed project would not deplete
groundwater supplies or interfere with groundwater recharge. Compliance with the City’s
stormwater control and water quality standards would ensure the proposed project would
not substantially alter the existing drainage pattern of the site or area in a manner that
would result in substantial erosion, siltation, or flooding on- or off-site, create or contribute
runoff water which would exceed the capacity of existing or planned stormwater drainage
systems, or provide substantial additional sources of polluted runoff. In addition, the
proposed project would not impede or redirect flood flows or pose a risk related to the
release of pollutants due to project inundation caused by flooding, tsunami or seiche.
Overall, the proposed project would result in impacts that are less than significant or less
than significant with mitigation incorporated related to hydrology and water quality.

Land Use and Planning (All Checklist Questions): The proposed project would not
physically divide an established community. Although the project would include a General
Plan, Rezone, and a Zoning Text Amendment, the types of uses and building forms
allowed would be consistent with the existing C-2 zoning standards. Thus, approval of the
requested entitlements would not result in any significant environmental impacts on the
project site or surrounding area, or conflict with any plans or policies adopted for the
purpose of avoiding an environmental effect. In addition, the type and intensity of the
proposed uses has been generally anticipated by the City. Overall, the proposed project
would result in impacts that are less than significant related to land use and planning.

Mineral Resources (All Checklist Questions): The State Division of Mines and Geology
indicates that the project site does not contain any identified mineral resources of regional
or Statewide significance (Mineral Resource Zone 2). The City’s adopted General Plan
recognizes the existence of mineral resources at the Rockaway Quarry and Picardo
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Ranch (now Millwood Ranch) and cites unmined limestone deposits underlying
development elsewhere in the City, but does not specifically refer to the project site.
Therefore, the proposed project would not result in a significant loss of availability of a
known mineral resource that would be of value to the region and the residents of the State.
Furthermore, the City’s General Plan does not identify the project site as being a locally-
important mineral resource recovery site. Therefore, the proposed project would result in
no impact related to mineral resources.

Noise (All Checklist Questions): Project construction could result in a maximum increase
in noise of up to nine A-weighted decibels (dBA) above existing ambient noise levels. The
increase of nine dBA would not exceed the Caltrans 12 dBA increase criteria. Additionally,
noise associated with construction activities would occur intermittently and would be
limited to the hours specified in Section 8-1.08 of the City’s Municipal Code. The City of
Pacifica would ensure that project construction complies with Section 8-1.08 of the
Municipal Code as a condition of project approval. Furthermore, construction activities
would be exempted from the noise standards by the City, provided they take place
between the specified hours. As a result, a less-than-significant impact would occur during
project construction. The maximum increase in traffic noise at the nearest sensitive
receptor is predicted to be 0.1 dBA. Therefore, the proposed project would not result in
the generation of a substantial permanent increase in traffic noise levels. Because
construction of the proposed project could expose people to or generate excessive
groundborne vibration or groundborne noise levels associated with the use of pile drivers,
the Initial Study includes mitigation prohibiting such activity. Finally, the project site is not
located within two miles of a public or private airport, and, thus, would not expose people
residing or working in the project area to excessive noise levels associated with airports.
Overall, the proposed project would result in impacts that are less than significant or less
than significant with mitigation incorporated related to noise.

Population and Housing (All Checklist Questions): Parcel 1 is currently undeveloped and
Parcel 2 is not developed with any residential structures; thus, the proposed project would
not result in the displacement of existing housing or residents. Development of the
proposed project is anticipated to result in a 0.14 percent increase in the City’s population,
which would not be considered substantial growth. The project would not result in any
indirect population growth from extension of major infrastructure because adequate utility
infrastructure already exists in the project area to support the proposed project. Therefore,
the population growth associated with the proposed project has been previously
anticipated by the City and evaluated in the General Plan EIR. Therefore, the proposed
project would result in a less-than-significant impact related to population and housing.

Public Services (All Checklist Questions): The North Country Fire Authority (NCFA) would
provide adequate fire protection services to the proposed project, which would include
adequate fire safety design elements. The minor population growth associated with the
proposed project would not necessitate the construction of new or expanded facilities.
Additionally, the proposed project is located within existing police patrol routes and service
areas. Furthermore, the proposed project would be subject to the payment of development
impact fees pursuant to Chapter 14 of the City’s Municipal Code related to public facilities,
impact fees applied to new development by the Pacifica School District and Jefferson
Union High School District, and park impact fees established by Chapter 19 of the City’s
Municipal Code. Finally, due to the relatively small project size, implementation of the
proposed project would not result in a substantial increase in demand for library services.
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Therefore, the proposed project would not require the provision of new or physically
altered governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times or
other performance objectives for fire protection services, police protection services,
schools, parks, libraries, or other public facilities. Overall, the proposed project would
result in a less-than-significant impact with regard to the aforementioned impacts related
to public services.

Recreation (All Checklist Questions): Recreational or park facilities are not proposed as
part of the project. However, the project would be subject to payment of a park impact fee
pursuant to Chapter 19 of the City’s Municipal Code to provide funding for future parkland
or recreational facilities. Due to the relatively small project size and the proximity to existing
recreational facilities in the City, development of the proposed project is not expected to
substantially increase the use of existing parks or recreational facilities such that
substantial physical deterioration of the facility would occur or be accelerated. Overall, a
less-than-significant impact would occur related to recreation.

Tribal Cultural Resources (All Checklist Questions): Portions of the project site that would
be developed as part of the project, as well as the off-site improvement area, have been
previously and recently disturbed. Additionally, recent construction of an equalization
basin in the southern portion of 540 Crespi Drive included substantial excavation, and
tribal cultural resources were not identified during such ground disturbance. Due to the
previous disturbance of the site, the probability of finding tribal cultural resources on the
surface of the site is unlikely. While previously undiscovered tribal cultural resources could
be uncovered during ground-disturbing activities associated with construction of the
proposed project, the Initial Study includes mitigation sufficient to ensure that, in the event
that any such resources are encountered during construction, significant impacts would
not occur. Overall, the proposed project would result in impacts that are less than
significant with mitigation incorporated with regard to impacts related to tribal cultural
resources.

Utilities and Service Systems (All Checklist Questions): Sufficient water supplies are
available to adequately serve the proposed project during normal, dry, and multiple dry
years. The City’s wastewater facility also has sufficient remaining available capacity to
serve the proposed project, and residents are required to pay an annual sewer charge
based on water consumption rates for each unit, pursuant to Chapter 6 of the City
Municipal Code. Such charges would help to ensure that adequate capacity is available
to serve the project’'s demand for services. Stormwater runoff from impervious surfaces
associated with the proposed project would be treated on-site prior to discharge, and
implementation of mitigation in the Initial Study would ensure that BMPs are implemented
during construction activities to reduce pollutants to the maximum extent practicable.
Finally, electricity and telecommunications utilities would be provided by way of
connections to existing infrastructure located within the immediate project vicinity without
major upgrades to, or extension of, existing infrastructure. The proposed project would not
require or result in the relocation or construction of new or expanded water, wastewater
treatment, stormwater, electric power, or telecommunications facilities, the construction or
relocation of which could cause significant environmental effects. Furthermore, adequate
wastewater capacity would be available to serve the project’s projected demand in
addition to existing commitments. Finally, the proposed project would be served by a
landfill with sufficient permitted capacity to accommodate the project’s solid waste disposal
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needs and would comply with federal, State, and local statutes and regulations related to
solid waste. Overall, a less-than-significant impact would occur related to utilities and
service systems.

o  Wildfire (All Checklist Questions): According to the California Department of Forestry and
Fire Protection, Fire and Resource Assessment Program, the project site is not located
within or adjacent to a State Responsibility Area or a Very High Fire Hazard Severity Zone.
Furthermore, the project site is surrounded by urban development and would include the
removal of a portion of the on-site vegetation, which would help prevent the spread of
wildfire within the project area. Thus, the proposed project would not be expected to be
subject to or result in substantial adverse effects related to wildfires, and a less-than-
significant impact would occur.

4.0.4 ENVIRONMENTAL ISSUES ADDRESSED IN THIS EIR

The EIR provides the analysis necessary to address the environmental impacts of the proposed
project. The following environmental issues are addressed in separate technical chapters of this
EIR:

e Biological Resources;
e Greenhouse Gas Emissions; and
e Transportation.

See Section 5.3, Cumulative Impacts, of Chapter 5, Statutorily Required Sections, for additional
information on the scope of the cumulative impact analysis for each environmental issue
addressed in the EIR.

4.0.5 TECHNICAL CHAPTER FORMAT

Each technical chapter addressing a specific environmental issue begins with an introduction
describing the purpose of the chapter. The introduction is followed by a description of the project’s
existing environmental setting pertaining to that particular environmental issue. The setting
description is followed by the regulatory context and the impacts and mitigation measures
discussion, which contains the standards of significance, followed by the method of analysis.
The standards of significance section includes references to the specific checklist questions
consistent with Appendix G of the CEQA Guidelines. The impacts and mitigation measures
discussion includes impact statements prefaced by a number in bold-faced type (for both project-
level and cumulative analyses). An explanation of each impact and an analysis of the impact’s
significance follow each impact statement (see below), followed by all mitigation measures
pertinent to each individual impact. The degree of relief provided by identified mitigation measures
is also presented. An example of the format is shown below.

Project-Specific Impacts and Mitigation Measures
The following discussion of impacts is based on the implementation of the proposed project in
comparison with the standards of significance.

4.X-1 Statement of Project-Specific Impact

Discussion of impact for the proposed project in paragraph format.

Chapter 4.0 - Introduction to the Analysis
Page 4.0-8



Draft EIR

570 Crespi Drive Project

April 2025

Statement of level of significance of impact prior to mitigation is included at the

end of each impact discussion. If an impact is determined to be significant,

mitigation will be included in order to reduce the specific impact to the maximum

extent feasible. Impacts that cannot be reduced to a less-than-significant level with

implementation of all feasible mitigation would be considered to remain significant
and unavoidable.

Mitigation Measure(s)
Statement of level of significance after mitigation is included immediately
preceding the mitigation measures.

4.X-1(a) Required mitigation measure(s) presented in italics and numbered
in consecutive order.

4.X-1(b) Required additional mitigation measure, if necessary.

Cumulative Impacts and Mitigation Measures
The following discussion of cumulative impacts is based on implementation of the proposed

project in combination with cumulative development within the applicable area or region.

4.X-2

Statement of Cumulative Impact
Discussion of cumulative impacts for the proposed project in paragraph format.

As discussed in detail in Chapter 5, Statutorily Required Sections, of the EIR, the
cumulative setting for the proposed project is generally considered to be
development anticipated to occur upon buildout of the proposed project, as well as
buildout of the City of Pacifica General Plan.

Statement of level of significance of cumulative impact prior to mitigation is
included at the end of each impact discussion. If an impact is determined to be
cumulatively considerable, mitigation will be included in order to reduce the specific
impact to the maximum extent feasible. Impacts that cannot be reduced to a less
than cumulatively considerable level with the implementation of all feasible
mitigation would be considered to remain significant and unavoidable.

Mitigation Measure(s)
Statement of level of significance after mitigation is included immediately
preceding the mitigation measures.

4.X-2(a) Required mitigation measure(s) presented in italics and listed in
consecutive order.

4.X-2(b) Required additional mitigation measure, if necessary.
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4.1 BIOLOGICAL RESOURCES.

4.1.1 INTRODUCTION

The Biological Resources chapter of the EIR evaluates the biological resources known to occur
or potentially occur within the project site. The chapter describes the proposed project’s potential
impacts to biological resources and identifies measures to eliminate or substantially reduce
impacts to a less-than-significant level. Existing plant communities, wetlands, wildlife habitats,
and potential for special-status species and communities are discussed for the project region. The
information contained in the analysis is primarily based on the Biological Constraints Analysis
(Appendix C)," supplemental response letters responding to public comments (including
comments from the California Department of Fish and Wildlife [CDFW]) and peer reviews
conducted by the City of Pacifica,?3*® and the Delineation of Potentially Jurisdictional Aquatic
Resources and Effects Analysis (Appendix D)® prepared for the proposed project by Wood
Biological Consulting (WBC). Further information was sourced from the City of Pacifica General
Plan 20407 and the City of Pacifica General Plan Update and General Plan Update EIR.8

4.1.2 EXISTING ENVIRONMENTAL SETTING

The following sections describe the regional biological setting in which the project site is located,
the biological setting of the project site, and the special-status species known to occur within the
project site and surrounding environs.

Regional Setting
The project site is located just south of Crespi Drive in the City of Pacifica, California (see Figure

3-1 and Figure 3-2 in the Project Description chapter of this EIR). The City lies in the northwestern
portion of the Bay Area’s peninsula climatological sub-region, in a location where generally strong
winds emanate from the ocean, and within the San Francisco-Oakland-San Jose metropolitan
area — the northern end of the City is approximately 10 miles from downtown San Francisco. The
City experiences a Mediterranean climate, similar to many coastal areas within the State.
Summers are typically comfortable and arid, with mostly clear skies, and winters are generally
short, cold, wet, windy, and partly cloudy. The average annual high temperature in the City of
Pacifica is 64 degrees Fahrenheit, and the annual average low temperature is 49 degrees

' Wood Biological Consulting. Biological Constraints Analysis — Updated. August 17, 2020.

2 Wood Biological Consulting. Response Letter: Determination of Incomplete Application — File No. 2016-004
Amendment to Biological Constraints Analysis 570 Crespi Drive, Pacifica CA (APN 022-162-310). February 3,
2021.

3 Wood Biological Consulting. Response Letter: File No. 2016-004, 570 Crespi Drive, Pacifica CA (APN 022-162-
310) Amendment to Biological Constraints Analysis. March 9, 2021.

4 Wood Biological Consulting. Response Letter: File No. 2016-004, 570 Crespi Drive, Pacifica CA (APN 022-162-
310) 570 Crespi — IS/MND Information Needed. September 22, 2021.

5 Wood Biological Consulting. Supplemental Memorandum: Biological Resources, 570 Crespi Project. December
4, 2024.

6 Wood Biological Consulting. Updated Delineation of Potentially Jurisdictional Aquatic Resources and Effects
Analysis 570 Crespi Avenue, Pacifica CA. May 31, 2024.

7 City of Pacifica. City of Pacifica General Plan 2040. Adopted July 11, 2022.

8  City of Pacifica. City of Pacifica General Plan Update and Sharp Park Specific Plan Final Environmental Impact
Report. Adopted May 25, 2022.
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Fahrenheit. Approximately 29.5 inches of precipitation falls annually, with the majority of rainfall
between October and April.

Much of the land to the south and southeast of the City is preserved as units of the Golden Gate
National Recreation Area, State and County parks, and the San Francisco watershed. Rural and
agricultural land is prevalent to the south. The Pacific Ocean borders the City to the west. Access
to the City is primarily from State Route (SR) 1 and SR 35. Land west of SR 1 in the City is part
of the State-designated Coastal Zone, which also includes a small amount of land to the east in
the vicinity of Shelldance Nursery. The City’s varied topography creates a wide range of habitats,
including intertidal areas, beaches, ridges, coastal headlands, woodlands, grasslands, coastal
scrub, creeks, and wetlands. Most natural vegetation in the valley and canyon bottoms has been
converted by urban development. However, intact native habitats persist along the riparian
corridors of San Pedro Creek, Calera Creek, Rockaway Creek, and Milagra Creek, as well as on
steep slopes.

Project Setting

The study area analyzed in the Biological Constraints Analysis includes the project site, as well
as the off-site improvement area adjacent to the Pacifica Community Center. The project site is
currently undeveloped and covered in dense vegetation. Several trees and shrubs are located
throughout the project site. It should be noted that the western portion of the site was recently
disturbed during landscape improvements, while the southern portion of the site is predominantly
characterized by a seasonal drainage and wetland area. The northern portion of the project site
supports several large Monterey cypress (Hesperocyparis macrocarpa) trees with an understory
of predominantly non-native herbaceous vegetation. The southern portion of the project site is
slightly lower in elevation, and gradually becomes dominated by perennial wetland vegetation,
such as willows, cattails, and sedges. The project site ranges from approximately 15 feet in
elevation, relative to a City benchmark in Crespi Drive, at the northeastern end of the project site,
to approximately nine feet at the southwestern boundary. The off-site area adjacent to the Pacifica
Community Center that is included as part of the study area currently includes a driveway,
sidewalk, several trees, and ruderal grassland.

Surrounding land uses include the Pacifica Community Center and associated parking lot and rain
garden, Pacifica Skatepark, and SR 1 to the west; commercial businesses and Ocean View Senior
Apartments to the north, across Crespi Drive; the Cabrillo Elementary School and commercial
businesses to the east; and single-family residences to the south.

Vegetation Communities Within the Study Area

Vegetation within the study area consists of arroyo willow scrub, emergent marsh, seasonal
wetland, non-native annual grassland, and disturbed and ornamental habitats (see Figure 4.1-1).
The study area’s vegetation types are discussed further below.

Arroyo Willow Scrub

As shown in Figure 4.1-1, willow scrub, dominated by arroyo willow (Salix lasiolepis), covers most
of the southern portion of the study area on both parcels. Willow scrub also occurs in smaller
stands along the western and eastern project site boundaries. The willows form a dense and
impenetrable thicket with few associated plant species. The willow scrub is almost entirely within
the delineated wetland boundary; the exception is at the northern extent, where soils and
hydrology near the edge of the willows failed to meet wetland criteria.
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Figure 4.1-1
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Additionally, in the southern portion of the study area, the topography rises slightly because of fill
placed for the backyards of single-family residences on Anza Drive. Although willow canopy
extends to the parcel boundary, the willows are rooted in the lower part of the topographic
depression, away from the fence line. In the southwestern corner of the study area, the
topography rises more abruptly toward the berm that separates the project site from the Pacifica
Community Center parking lot and rain garden. Non-native ngaio tree (Myoporum laetum), an
upland species, replaces willow where the ground surface level is higher.

Emergent Marsh

Emergent marsh occupies a shallow topographic depression in the middle part of the study area
(see Figure 4.1-1), corresponding with the area with shallow ponded water in the winter.
Seasonally high groundwater presumably persists, resulting in a predominance of emergent
marsh plant species, such as Baltic rush (Juncus balticus), broadleaf cattail (Typha latifolia),
Pacific silverweed (Potentilla anserina ssp. pacifica), and dotted smartweed (Persicaria
punctata), among others. All emergent marsh area is within the delineated wetland boundary.

Seasonal Wetland

Seasonal wetland occupies a narrow transitional band between the upland and emergent marsh
and arroyo willow scrub (see Figure 4.1-1). The vegetation includes species that occupy the
margins of the emergent marsh, but also some of the non-native annual grassland species.

Non-Native Annual Grassland

Non-native grassland vegetation is present on the majority of the northern part of the study area,
including the former residence site (see Figure 4.1-1). Dominant plant species include annual
grasses, such as bromes (Bromus diandrus, B. hordeaceus), slender oats (Avena barbata), hare
barley (Hordeum murinum ssp. leporinum), velvet grass (Holcus lanatus), and ltalian ryegrass
(Festuca perennis), with various non-native broad-leaf herbaceous species. Non-native annual
grassland plant species also occur within the area mapped as seasonal wetland within the
delineated wetland boundary, where the species appear to be expanding down the topographic
gradient in response to drier soil conditions following groundwater pumping during construction
of the City’s Wet Weather Equalization Basin.

Disturbed and Ornamental

Disturbed habitat includes land cleared of vegetation or lands that have undergone frequent or
extensive alteration to the extent that the site is dominated by non-native plant species. Disturbed
habitat also includes areas subject to periodic vegetation management, such as mowing or brush
clearing, which preclude the re-establishment of native vegetation communities. To the west of
the study area, a parking area adjacent to Crespi Drive that is used by beach visitors and a gravel
staging area used during construction of the Wet Weather Equalization Basin are disturbed
habitat (see Figure 4.1-1).

Ornamental vegetation consists of maintained and unmaintained landscaping using native and
non-native plants. Within the study area, several large Monterey cypress trees are remnants of
landscaping associated with the former residence in the northern portion of the study area. An
additional area of ornamental vegetation located adjacent to the Pacifica Community Center,
within the off-site improvement area, is included within the study area. None of the ornamental
vegetation is within the delineated wetland boundary.
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Wetlands

Streams or other surface waters are not located within the study area. All aquatic resources in
the study area are wetlands. Table 4.1-1 below summarizes the areas of wetlands and non-
wetlands (uplands) in the study area. All areas are preliminary and subject to verification by the
U.S. Army Corp of Engineers (USACE) if proposed project activities would result in placement of
fill into aquatic resources determined to be jurisdictional.

Table 4.1-1
Wetlands and Uplands in the Study Area
Wetland | Upland | Total
Feature Type Acres

Arroyo willow scrub 0.460 0.090 0.550

Emergent marsh 0.240 0.000 0.240

Seasonal wetland 0.060 0.000 0.060

Non-native annual 0.000 0.400 0.400
grassland

Disturbed and 0.000 0.980 0.980
ornamental

Total 0.760 1.470 2.230

Source: Wood Biological Consulting, 2024.

The northern wetland boundary is inferred from the location of one sample point where all three
wetland criteria were met (sample point 2A as shown on Figure 4.1-2) and two sample points
where direct evidence of wetland hydrology is lacking, but could be inferred from soil indicators
(sample points 1A and 3B). The latter two points are considered to be non-wetland, but on the
boundary. All three points are located at or below the 10-foot contour, as shown on a topographic
survey of the study area. The arroyo willow scrub vegetation type is bisected by the wetland
boundary, resulting in a portion of arroyo willow scrub that meets the wetland criteria and a
portion that is considered upland. Seasonal wetland is mapped in the transitional zone, which
is consistent with the interpretation that site hydrology has changed toward drier conditions since
groundwater pumping during construction of the City’s Wet Weather Equalization Basin.

The southern wetland boundary was established between the one sample point where all three
wetland criteria were met (SP-3) and two sample points where the criteria were not met (SP-1
and SP-2). Sample point SP-1 is located at the proposed emergency riser within the City’s
existing drainage easement, adjacent to the wooden backyard fence and close to an existing
underground storm drain that carries stormwater and urban nuisance drainage from residential
neighborhoods west toward the Anza Pump Station on Pacifica State Beach. Sample point SP-
1 is in a small depression that facilitates drainage when water accumulates in the southern
portion of the project site. Sample point SP-3 is located in the interior of the arroyo willow thicket
and in the topographic depression where soils are inundated or saturated for a significant part
of the growing season.

On-Site Special-Status Species

Special-status species are species that have been listed as “threatened” or “endangered” under
the federal Endangered Species Act (FESA), California Endangered Species Act (CESA), or are
of special concern to federal resource agencies, the State, or private conservation organizations.
A species may be considered special-status due to declining populations, vulnerability to habitat
change, or restricted distributions. A description of the criteria and laws pertaining to special-
status classifications is described below.
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Figure 4.1-2
Wetland Map
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Special-status plant and wildlife species may meet one or more of the following criteria:

1. Listed as threatened or endangered, or proposed or candidates for listing by the U.S. Fish
and Wildlife Service (USFWS) or National Marine Fisheries Service (NMFS);
2. Listed as threatened or endangered and candidates for listing by the CDFW;
3. Identified as Fully Protected species or Species of Special Concern by CDFW;
4. ldentified as Medium or High priority species by the Western Bat Working Group (WBWG);
and
5. Plant species considered to be rare, threatened, or endangered in California by the
California Native Plant Society (CNPS) and CDFW (California Rare Plant Rank [CRPR] 1,
2, and 3):
a. CRPR 1A: Plants presumed extinct.
b. CRPR 1B: Plants rare, threatened, or endangered in California and elsewhere.
c. CRPR 2A: Plants extirpated in California, but common elsewhere.
d. CRPR 2B: Plants rare, threatened, or endangered in California, but more common
elsewhere.
e. CRPR 3: Plants about which the CNPS needs more information — a review list.

Listed and Special-Status Plants

Based on a review of the resources and databases discussed above, 29 special-status plant
species were documented as part of WBC’s analysis within five miles of the study area (see
Figure 4.1-3).

As shown in Table 1 of the Biological Constraints Analysis (see Appendix C of this EIR), suitable
habitat is not present within the study area for 28 of the 29 identified special-status species due
to the absence of chaparral, coastal bluffs, woodland, etc. In addition, none of the species were
identified during the reconnaissance-level field survey of the study area. While sandy soils are
present, which would provide potential habitat for San Francisco Bay spineflower (Chorizanthe
cuspidata var. cuspidate), the species was not present during the field survey, which occurred
during the species’ blooming period. Therefore, low potential exists for special-status plants to
occur within the study area.

Listed and Special-Status Wildlife

Based on a review of the resources and databases discussed above, 16 special-status wildlife
species were documented within five miles of the study area as part of WBC’s analysis (see
Figure 4.1-4). As discussed in Table 2 of the Biological Constraints Analysis (see Appendix C of
this EIR), of the 16 special-status wildlife species that were documented, 15 are considered
unlikely, or have no potential, to occur in the study area based on habitat features, such as the
location of the site outside of the species’ historical range, the lack of suitable aquatic habitat,
lack of suitable foraging or nesting habitat, and lack of a den or cave development area.

The saltmarsh common yellowthroat (Geothlypis trichas sinuosa) was identified as having the
potential to occur within the study area. Other nesting birds protected by the California Fish and
Game Code (CFGC) and the federal Migratory Bird Treaty Act of 1918 (MBTA) may also occur
on-site. In addition, while the Biological Constraints Analysis determined that limited breeding
habitat for California red-legged frog (Rana aurora draytonii) exists in the study area on a regular
basis, the potential for the species to occur in the study area is evaluated herein. Salt marsh
common yellowthroat (Geothlypis trichas sinuosa), birds protected by the MBTA, and California
red-legged frog are discussed in detail, below.
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Figure 4.1-3

Special-Status Plant Species Within Five Miles of Study Area
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ALPE - Allium peninsulare ssp. franciscana
ARMO - Arctostaphylos montara

ARRE - Arctostaphylos regismontana
CEPA - Centromadia parryi ssp. parryi
CIAN - Cirsium andrewsii

COMU - Collinsia multicolor

DIOC - Dirca occidentalis

FRLI - Fritillaria liliacea

GRHI - Grindelia hirsutula var. maritima
HECO - Hemizonia congesta ssp. congesta
HOCU - Horkelia cuneata var. cuneata
HOCU - Horkelia marinensis

LACA - Lasthenia californica ssp.

LERO - Leptosiphon rosaceus

MAAR - Malacothamnus arcuatus

POHI - Pote